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Executive Summary
A master plan provides a vision and a framework to guide
decision making over a specified timeframe, to manage future
change well. For cultural landscapes like Historic Campbellton,
the plan examines how to balance historic and natural resources
with modern day regulations and development. The plan also
acknowledges the needs and desires of community members,
stakeholders and elected officials with the site conditions,
existing regulations and opportunities. A successful master plan
is a living document that is used daily and updated every five to
ten years. This master plan may serve as precedent for future
planning efforts in nearby crossroads communities. This study
was made possible through the Atlanta Regional Commission’s
CDAP (Community Development Assistance Program) and
matching funds from both the City of Chattahoochee Hills and
the City of South Fulton.
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Flexibility in the Midst of a Global Pandemic

great opportunity for economic development, with mutual

The global COVID-19 pandemic struck at the onset of the

cooperation and coordination critical to the recommendations

project and the Pond and Company project team worked

in this master plan. The preservation of the rural agrarian

with each city to adapt to the changing dynamic. The Cities of

landscape and character is a plan priority along with high quality

Chattahoochee Hills and South Fulton worked collaboratively

development and placemaking appropriate to the existing

through a multi-jurisdictional approach, participating in joint

landscape and proximity to the Chattahoochee River.

project management team meetings, stakeholder interviews,
core team meetings, and virtual public forums to facilitate an

Plan Principles

iterative public process. Adaptations included virtual meetings,

Six key principles guide the plan and reflect community feedback

a virtual workshop with focus groups, a socially distanced on-

and site conditions:

site pop-up workshop , and postcard mailings to surrounding
property owners offsetting limited internet access Virtual

•

engagement incorporated web-based platforms Social Pinpoint
and PigeonholeLive to gather comments and real time feedback

Balance development with environmental sustainability and
historic sensitivity

•

during virtual presentations respectively. The adaptation and

Preserve the rural character of Campbellton and the
surrounding area

flexibility of each community was critical in maintaining the

•

Celebrate and honor the history of the area

project schedule and grant deadline.

•

Create a cohesive and vibrant hamlet full of character and

Two Communities, One Vision
The communities recognize the growing potential for future
change in the area and desire to manage it well. The unique
position of Historic Campbellton, nestled alongside the
Chattahoochee River, is both a challenge and opportunity

charm
•

Create community opportunities for residents and visitors
to thrive economically, socially, and recreationally

•

Improve transportation safety and mobility throughout
the Crossroads area

for the communities to manage in the years to come as they
desire to reconstitute the historic assets and re-establish a
historic downtown in the setting of a larger village. There is
7

A Living History

A Framwork Plan

This plan summarizes the history of the Campbellton area

The central component of this document is a representative

based on available documentation and archival research. A

development plan that carefully incorporates a commercial

timeline illustrating important historic events is accompanied

hamlet, a transitional district blended with commercial and

by summary text highlighting of the area’s rich history. Much

residential uses, and rural residential district that honors

of the history of the community is unwritten and needs to be

agrarian nature of the region. The development plan is

documented and captured so it is not lost to future generations.

supported by graphics and illustrations which communicate

A key recommendation is for each community’s historic

design standards for each district with supporting land uses

commission to assist in developing and beginning a process of

and preferential imagery. A transportation framework is also

discovering these oral and unwritten histories.

included that conveys appropriate roadway and trail design to

Market Analysis

accommodate multiple users.

A real estate market analysis informed the plan

Clear and Implementable Recommendations

recommendations. The Campbellton area has the potential

Economic opportunity, flexibility, safety and walkability are

to support new residential and non-residential development,

several of the key principles of this plan and themes that

but potentially less demand for luxury than in other parts of

run throughout the recommendations. Five overarching

the region. The study compares three geographies including

strategies guide implementation including historic preservation,

the study area defined by a 20-mile driving radius from the

infrastructure improvements, transportation and multi-modal

intersection of Campbellton Fairburn Road and Cascade

improvements, development and conservation, and urban form

Palmetto Highway, the Atlanta region south of I-20 and the

and regulatory guidelines. Each strategy is assigned a relative

Atlanta region as defined by the Atlanta Regional Commission.

timeline with the assumption that initial steps toward many of

Each of these geographies are compared in relation to

the strategies and sub-strategies begin in 2021. These strategies

population and households, and a retail market overview. In

are broken down into clear, implementable sub-strategies, four

addition to the analysis, three case studies illustrate potential

of which are critical catalyst projects. The projects include the

development options that could work for Campbellton

Crossroads intersection of Campbellton Fairburn Road and

Crossroads.

Cascade Palmetto Road, the Campbellton Crossroads Multi-

8

Use Trail, the Community Arts & Cultural Event Space, and
Campbellton Park. These catalyst projects are opportunities for
public investment as a first step toward fruition and have great
potential to spur successful redevelopment patterns.

A Vibrant Crossroads Community
While the physical community of Historic Campbellton dwindled
after the Civil War, a rich history remains with well-recorded
stories and many more undiscovered. Campbellton is poised
for a new story in the next ten to twenty years, one that
reintroduces the Chattahoochee River to residents, celebrates
the history of the area, and represents a new sense of
community providing goods, services, and amenities for future
residents.
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A Letter from Mayor Tom Reed
City of Chattahochee Hills
As Atlanta has developed, all of the rural landscapes and communities nearby have been slowly subsumed by inexorable suburban
sprawl. Chattahoochee Hills was established by a highly engaged community for the specific purpose of crafting a different outcome –
one that allowed for inevitable development in a way that also protected both the character of the land and the people who make up
the community we’re blessed to call home.
Chattahoochee Hills’ zoning and development plans will forever protect 70% or more of our nearly 40,000 acres as field, forest and
family farm, while allowing real communities to develop on the remainder in the form of fairly dense walkable mixed-use hamlets
and villages connected to the rural beauty around them.
The redevelopment of Campbellton allows us to imagine what a historic community within Chattahoochee Hills would have
looked like if it had remained the old County seat that Campbellton once was, while allowing for historically sensitive incremental
development in an area that is already showing significant development pressure. More importantly, it has allowed us to work closely
with our partner, the neighboring City of South Fulton to prove that neighboring communities can work together cooperatively at a
boundary condition in a way that avoids negative outcomes while ensuring improved quality of life and economic outcomes in both
municipalities.
The City of Chattahoochee Hills is hugely appreciative of the work of all of the stakeholders that made this possible – most of all, the
citizens of both Chattahoochee Hills and South Fulton that participated in the process, the Atlanta Regional Commission, and Pond –
who have together created an outcome that is worthy of our full support.
10

A Letter from Mayor William ‘Bill’ Edwards
City of South Fulton
As Mayor of the progressive City of South Fulton, representing 100,000 residents, I am deeply honored to write a letter expressing
support for the Historic Campbellton Crossroads Plan, as written by Pond and the Atlanta Regional Commission (ARC).
We, as the leadership of The City of South Fulton, recognize the importance of preserving and enhancing historic districts. We are
keenly aware that the presence of these areas improves the quality of life for both current and future members of our community.
This plan, while guiding economic development and improving the future livability of the area, will ensure the preservation and
enhancement of the Historic Campbellton Crossroads district.
This project, as presented, is an excellent example of successful intergovernmental collaboration. Completion of this project involved
Pond, the Atlanta Regional Commission, City of South Fulton stakeholders, City of Chattahoochee Hills stakeholders, and robust
public involvement. Continued regional progress will require cooperation at many levels of government, and we should be proud that
we have set the bar high.
We thank the planning partners and members of the public involved in this work, and wholeheartedly express support of this project.
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CHAPTER 1

Introduction

Project Purpose
The purpose of this project is to develop a framework plan to

•

A multi-jurisdictional collaborative project between the

manage future change around the historic crossroads village of

City of Chattahoochee Hills and the City of South Fulton,

Campbellton. This involves balancing the preservation of historic

funded through Atlanta Regional Commission’s (ARC)

and natural resources and the expansion of a larger village that

Community Development Assistance Program (CDAP)

complements the agrarian quality of the area. The study area

•

centers around Historic Campbellton village extending from
the Chattahoochee River to just south of Campbellton Fairburn

The reconstitution of Historic Campbellton, the historic
county seat of former Campbell County

•

The re-establishment of the historic downtown and

Road. The area is identified in multiple studies over the years

expansion into a larger village, to spur and encourage the

as a historic hamlet or village in a rural setting. This guiding

continued development of existing subdivisions, increase

document offers a cohesive vision that translates overarching

workforce development and to provide a variety of housing

principles into clear and implementable recommendations that

options

both communities of Chattahoochee Hills and South Fulton can
utilize to guide future development. At the onset of the project,
both communities required the project purpose and process to
include:

14

•

Recommendations that focus on design, zoning, land use,
street network, transportation alternatives, recreational
opportunities, historic preservation, business development
and site development through an iterative public process

•

An analysis of the surrounding properties to examine
their current use and relation to the Campbellton
Crossroads Village

•

Recommendations that support the goal to create an
economic development center for both Chattahoochee
Hills and South Fulton, and a gateway into Douglas and
Fulton Counties

Fairburn Campbellton Road looking towards Campbellton Baptist Church.
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STUDY AREA

City of
Chattahoochee
Hills
City of
South Fulton

N
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NOT TO SCALE

Study Area
The study area encompasses land in the Cities of Chattahoochee

Campbellton sits adjacent to the historic ferry location,

Hills and South Fulton including land to the west of Campbellton

approximately where the Campbellton-Fairburn bridge crosses

Fairburn Road and extending east, ending just before Lett Drive.

the river. Nearby Campbellton Park is preserved in perpetuity

The area is visually defined by the intersection of Campbellton-

by the City of Chattahoochee Hills, providing public access to the

Fairburn Road (State Route 92 southeast of the intersection,

banks of the river.

State Route 154 north of the intersection) and Cascade Palmetto
Highway (State Routes 70 and 154, now a City of South Fulton

Single family residential homes occupy large lots to the east

maintained road). A gas station and convenience store occupy

of the Historic Campbellton core, between Cascade Palmetto

the southwest corner of the major intersection. There are

Highway and the Chattahoochee. This same pattern is repeated

remnants of a historic grid pattern from the town’s original mid-

between Cascade Palmetto Highway and Campbellton Fairburn

1800’s layout, dotted with a few remaining historic structures

Road, and to the south of Campbellton Fairburn Road continuing

and cemeteries that contain many of the original town founders.

to the west to meet 92/154.

The Chattahoochee River is the primary natural feature; a swath

The Cities of Chattahoochee Hills and South Fulton defined

of verdant green cutting through rural agricultural land and

the study area boundaries, recognizing that the plan’s impact

residential areas.

extends far beyond the study area boundary line on the project
map.
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Vision Statement
Historic Campbellton is a thriving crossroads community nestled along the
Chattahoochee River welcoming visitors from the region. Its rethought layout
straddles two cities and is responsive to the past but charts a new, sustainable
course for its future. Campbellton is a model community that protects the rural
heritage of the South Fulton area designed with consideration for walkability,
complementary architectural form, and community placemaking.
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Master Plan Framework
Proactive planning helps communities, neighborhoods, and
cities best manage change. These environments (even rural
areas) are dynamic places and a comprehensive approach
is critical to ensuring that all parties have the understanding
and tools in place to position the community for success.
Good planning positively impacts a broad range of community
planning initiatives through:
•

and methods to reach under-resourced populations.
•

Tools to help support new and existing businesses.

•

Graphics and supporting narrative to inspire non-profits and
developers alike to invest in quality placemaking efforts.

positive change in Historic Campbellton and subsequently

A final document that helps synthesize critical data for

for both Chattahoochee Hills and South Fulton. It provides

Market statistics that support efforts to attract new business
and tenants.

•

Recommendations that encourage residents to be involved

Ultimately this plan is both a tool and a guidebook to support

elected officials and city staff.
•

•

Economic development recommendations that support
prioritization of projects for city staff.

•

High quality standards for public realm redevelopment.

•

Marketing and branding recommendations that help
distinguish Campbellton from its surrounding competitors.

structure for planning elements that comprise the public realm
which includes streetscapes, open space, and parks; essentially
the organization of buildings, structures, and materials that
ultimately create and shape what is called urban form. The
unpredictability of financial markets or global pandemics
reinforces the need for a flexible plan that can adjust to
changing conditions.
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Design Framework
Principles
The planning team derived the design principles from project
team, stakeholders, core team, and public comments over the
course of the project. The design framework principles:
•

Balance development with environmental sustainability and
historic sensitivity

•

Preserve the rural character of Campbellton and the
surrounding area

•

Celebrate and honor the history of the area

•

Create a cohesive and vibrant hamlet full of character and
charm

•

Create community opportunities for residents and visitors
to thrive economically, socially and recreationally

•

Improve transportation safety and mobility throughout
the Crossroads area

20

Master Plan Process
Overview
The implementation-focused approach goes beyond the
traditional “pretty picture” and aligns the community goals with
a realistic vision and road map. This means identifying funding
mechanisms and/or potential development partners to make the
plans a reality.

Discovery
The discovery phase of the project includes the evaluation and
understanding of Campbellton’s history, land use, transportation
network, surrounding cultural and natural resources,
and the needs and wishes of the community. Discovery is
about beginning the project well, establishing project goals,
understanding the project area and creating trust with the
stakeholders and the community. This step includes:
•

Project Kick-Off

•

Review of Previous Plans

•

Historic Research

•

Basemap Development

•

Stakeholder Interviews

•

Ground Truthing and Analysis

•

Community Profile

•

Core Team Meetings

•

Public Meetings

Existing grave stones located just outside the marked cemetery on Church Street.
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Framework

Inviting Success

Once the team has analyzed the data, we can develop strategies

After a concept was developed, the project team worked to

that are tested via public input and examination. For this project,
the testing was completed through a workshop-based planning
process where the team tested ideas and gained feedback in real
time. The Framework phase is about developing a conceptual
vision for Campbellton and testing it based on best practices,
market trends and community input. This phase includes:
•

Initial Analysis

•

Charrette Workshop, Core Team Meetings, Public Meeting

•

Establishing a Vision & Design Principle

•

Alternatives Development

•

Economic Development

•

Draft Concept Review with Core Team

•

Transportation Coordination Meeting

22

finalize the plan by identifying implementation tools, catalytic
projects, and phasing which is communicated through this
framework vision document.
Inviting Success focuses on completing and refining the
preferred concept and articulating a path forward for
implementation.
•

Refine Conceptual Plan

•

Public Meeting

•

Draft Plan

•

Final Plan

to the meetings shown on this schedule, both cities facilitated

JUNE 24

Virtual Public Meeting

STAKEHOLDERS
PUBLIC

December 2020 with the adoption by both cities. In addition

MAY - JUNE

Stakeholder Interviews

INTNAL

E
NT:
TIM
ELIN
ENG
AGE
ME

The project schedule began in March 2020 and concluded in

PUB
LIC

Project Schedule

MARCH

Kick-off Meeting

JULY 14-16

Stakeholders and Public
Virtural Meetings, Discussion,
and Concept Design

NOVEMBER 9

Virtual Public Meeting
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POP-UP
WORKSHOP

JULY 12

Public Pop Up Event
at Campbellton Crossroads

PUBLIC

AUGUST 9

Virtual Public Meeting

PUBLIC

presentations for elected officials at key times during the project.
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What The Plan Is
This framework plan is an initial step in planning the area of

through the global coronavirus pandemic. The project team

Campbellton to guide future development in a manner that

shifted quickly to a virtual platform and met frequently with

considers public input, city staff, county staff, neighboring

staff, stakeholders and elected officials from both communities.

municipality staff, and elected officials. It is a flexible tool

The team coordinated with each city for multiple methods of

that sets both communities up for successful and congruent

outreach including postcard mailers, press releases, newsletter

development and is responsive to existing conditions,

articles and social media announcements. Comments from

environmental constraints, and physical limitations such as key

feedback were incorporated into the master plan framework,

utility services and traffic and safety concerns.

graphics, and text of the document for further refinement and
clarification.

This plan is a context-driven and community-driven placemaking
process. The plan is responsive to the rural character and history

The plan is about making this area safer and equitable for all

of Historic Campbellton and the surrounding area. Weaving the

modes of transportation. Many community residents, city staff

area’s stories, recorded and hidden, into the community is a key

and elected officials emphasized the need for safe roads and

factor in placemaking and in emphasizing the strong sense of

crossings. Critical concerns included the high amount of freight

place that already exists.

truck traffic and intersection speeds. The plan recommendations
respond to these concerns through traffic calming and

The plan is an exploration of development possibilities in and

multimodal measures.

around the historic village and former Campbell County seat
of Campbellton. Integrating and weaving the history and

The plan is an opportunity to emphasize high quality

cultures that shaped Historic Campbellton into the master plan

development. We heard that the communities desire higher

framework is a key component of success.

quality housing, goods and services while balancing the desire
for preservation of the rural character. Some community

The plan is an iterative, transparent planning and design process.

members prefer to protect and not develop their land, while

Both communities carefully considered the planning and design

others are open to the idea of development. The communities

process with the understanding that it would require close

want to preserve the historic features of Historic Campbellton

coordination to ensure equal engagement and input. The project

and invite access to the Chattahoochee River.

encountered the major challenge of maintaining engagement
24

What The Plan Is Not
The illustrations shown in this plan are not construction
documents or a final development plan. The master plan diagram
is a guide and result of careful research and consideration
of multiple factors to guide development. The diagram is a
thoughtful, community-driven scenario of how development
could occur and illustrates urban form factors such as density,
amenities and features, street typologies, potential park or
node locations, and potential parking locations. These are all
factors that will be considered in the final development in some
fashion, but they might vary somewhat from the diagram.
The plan is not set up and designed to work within a rigid project
area boundary. While the study area has geographical limits (or
boundaries) the relationship with neighboring properties is just
as important as the plan contents. This plan integrates the study
area and the surrounding properties into a cohesive whole. The
cities of Chattahoochee Hills and South Fulton recognize that
properties and developments can influence and impact the
future of the study area.
This is not a plan that only responds to numbers and data,
without considering other factors and community desires.
Through iterative virtual public meetings, conversations with
stakeholders and community staff, conversations with elected
officials, public surveys and the project website, the desires
and concerns of both communities are embedded in this
plan document.
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CHAPTER 2

Campbellton
in The Past

Overview of Historic
Campbellton

Regional Historic
Development

Campbellton was a crossroads community established in

The following subsections summarize development in the

1829, shortly after the formation of Campbell County in 1828.

Campbellton area and the greater region of what was once

Many of the original settlers are interred in the town’s four

Campbell County. The timeline shown on the subsequent

cemeteries, and a number of their descendants still live in the

pages highlights significant events in Campbellton’s history. The

area today. Prior to the Civil War, Campbellton was a prosperous

Appendix contains the list of resources and websites utilized to

rural town of approximately 1200 and boasted an academy, a

compile the historic information.

courthouse, a post office, a general store, a mill, churches and
surrounding homes and farms. The Chattahoochee River, the

Campbellton’s history is far from over. The very land that

rural agricultural landscape, the construction of the railroad, the

in part prevented Campbellton from prolonged success

Civil War, and the Great Depression were considerable factors in

is now one of its greatest assets: her rural character and

both Campbellton’s original success and in its decline.

access to the region’s most important waterway, the
Chattahoochee River.

28

The intersection of Fairburn Campbellton Road and
Cochran Road SW was the Campbellton Town Square which
included a Blacksmith Shop, Dr. Glover’s Drugstore and
Office, original location of Woodall house, and Beavers
House on the north side of the Courthouse Square. Photos
from 1800s, http://www.chatthillshistory.com/.
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1828: Campbell County Courthouse is constructed (1828-1870).
1828: Campbellton Baptist Church (Former Location) is constructed. The
congregation dates to the period of white settlement.
12/20/1828: Georgia Legislature created Campbell County, 75th County of
Georgia.

1830’s

1828

1821

Chief William McIntosh
signed a treaty to cede
5 million acres of land
in Georgia, due to a
growing distrust by
white settlers of Native
Americans and a desire
to settle their land. The
land was divided into
Dooly, Fayette, Henry,
Houston, and Monroe
counties and further
subdividwed into 202½
acre land lots that were
offered by lottery.

Clairborn Gorman who
owned the plantation
on both sides of
the river, built the
Campbellton Ferry
(originally Francis
Irwin’s Ferry) of GA
Hwy 166/Campbellton
Road.1 The ferry
continued operation
until 1985.
1Barker,

The only known photograph of the original courthouse located on the town square
across the street from the house. The county seat was moved to Fairburn in 1870
where it remained until Campbell County was dissolved. The building was dismantled
by Mr. Robert Cook circa 1914. The materials were used to construct a barn on his
farm.

Chief William McIntosh Jr. Source: GA Archives.

Chief McIntosh
negotiated again,
ceding remaining land
(which became Carroll
and Coweta Counties)
in Georgia and the
Creeks moved west into
Oklahoma. McIntosh was
killed by Upper Creek
warriors unhappy with
the treaty, and lots were
distributed by lottery in
1825 (SFSBHC).

Timeline of
Historic Campbellton
30

Campbellton Academy is
established.

1829

Lower Creeks moved
into central Georgia
when they were
displaced by the
Yamasee War 1715
and white settlement
(SFSBHC).

1821-1960: AGRICULTURAL ECONOMY (SFSBHC)

1825

1715

1715-1821: NATIVE AMERICANS + PRE-SETTLEMENT

John. “Our History:
Take a Bridge to the Past.”
Douglasville, GA Patch,
Patch, 23 Dec. 2013, patch.
com/georgia/douglasville/
our-history-take-a-bridge-tothe-past.

An act of legislature
passed to make
Campbellton the county
seat of Campbell
County. Gilbert Coffee,
Samuel Keller, Thomas
Smith and Andrew
Clark and John W.
Anthony were appointed
commissioners.

The Campbellton Ferry was located on the Chattahoochee River just south of present day
Highway 92. The ferry was primarily run by Joe Brock and his son, Henry Brock. Source:
GA Archives.

1861

1848
1840

Georgia passed the Ordinance of Secession Jan 18,
1861 (SFSBHC).

Georgia passed the Ordinance of Secession Jan 18, 1861
(SFSBHC).
1861-1865: Civil War in Campbellton: J.M. Cantrell and Dr.
Thomas Coke Glover elected delegates to the Secession
Convention. Glover organized the Campbellton Blues,
drilled them in the streets and in the Courthouse Square
and they were given the distinction of Company A whose
battleground was in Winchester, VA where Lt. Col. Glover
was killed and buried. (Prologue to Douglas Co).

1840’s and 1850s: The
county experienced
a prosperous
antebellum period with
a shift to monoculture
cotton with an annual
harvest of 1.2 million
pounds in Campbell
County. Grist and
flourmills developed
including the Cochran’s
and Wilkerson’s as
well as sawmills and
distilleries.
Campbellton Lodge #76 F&AM, much of the building’s
furniture and interior materials date back to the lodge’s
construction and the exterior siding still bears evidence from
the damage of McCook’s Cavalry Raid during the Civil War.

View of abandoned Civil War equipment off Old Campbellton Road in
Campbellton, Georgia. Source: Atlanta History Center Archives.

1861-1865: CIVIL WAR
Campbellton Hotel was
constructed. It is no
longer in existence.

1858

Francis Irwin deeded his
land to Campbell County
and the Inferior Court,
80 acres in Land Lot No.
38. Irwin had the area
surveyed and platted as
Campbellton.

1847

1835

1847 – 1865: The Atlanta and West Point Railroad is surveyed and
constructed following the Montgomery stagecoach road along a flatter ridge
between the Flint and Chattahoochee Rivers (SFSBHC). Fairburn, Palmetto
and Union City are included along the route; Campbellton is not (Lindsay).

1858-1884: Second Jail.
All jail structures were
demolished. The first
jail was located near the
city well. The second jail
was located near the
southern corner of the
1940’s barn. The jail was
a log structure with a
dungeon, two cells on
the main floor, and a
receiving area.

Photograph of a mural in the College Park, Georgia post office, titled
“Arrival of Atlanta & West Point Railroad” by Jack McMillen. Source: Atlanta History
Center Archives.
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The Campbellton Baptist Church structure was built at
the turn of the century with a number of additions made
during the 1950s and 1960s, including a front steeple, rear
addition and large east-wing.

The Latham plantation home was once located near
the present day intersection of Highway 92 and
Cascade Palmetto Highway. The home was built
in the 1830’s by Colonel Thomas Latham. Colonel
Latham was a charter member of Campbellton
Lodge, Worshipful Master in 1857, former Solicitor
General of the Coweta Judicial Circuit, and a State
Legislator. Source: GA Archives.

1917-1930: The Boll
Weevil and the Great
Depression: The boll
weevil infestation
decimated cotton
production prompting
15 percent of the
County’s population
to leave. Rural farmers
took industry-based
jobs and Campbell
County was forced to
consolidate with Fulton
and Milton Counties.

1870-1890: POST-WAR ERA

1929
1916

1870

1864

Douglas County is
founded, an important
milestone for the
boundary change in old
Campbellton County.

Campbellton United Methodist Church
is constructed in its current location.

The financial crash,
coupled with crop
devastation diminished
County funding
(SFSBHC).

1931

Located at 8650 Campbellton – Fairburn
Road. The present sanctuary stands near
where the original church was built in
1830.

The Campbellton
Courthouse is moved to
Fairburn.
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1930: County
officials called for
the consolidation
with Fulton County
which offered more
economic stability with
Atlanta as the county
seat (SFSBHC).

1930-1960: INDUSTRY + SERVICE ECONOMY

July-Sept 1864: During the Atlanta Campaign of the Civil
War General Sherman used the Bullard-Henley-Sprayberry
Home as officer headquarters due to its strategic
location. Detachments of Sherman’s army were active in
Campbellton. Union forces established a perimeter about
Atlanta where there were many artillery duels, battles and
skirmishes around the Campbellton area.

The Bullard-Henley plantation home sits on Highway 92 near
Highway 166 and the Chattahoochee River. The home was built
circa 1835 and was used as a camp by Union forces during the
Civil War.

1930

4/9/1865: The war ended and surviving
soldiers returned home including the
remnants of Company A who met Elizabeth
Camp Glover with Col. Tom Latham serving
as Master of Ceremonies at the Campbellton
Courthouse. This reunion is considered the
first reunion of Confederate veterans.

Campbellton Baptist Church is constructed in its
current location.

1917

1900

1865

Campbellton is in decay. Two-hundred men
initially left for the war and thirty returned. The
town’s buildings were badly damaged during
fighting (SFSBHC).

2/17/1931: Campbell
residents approved the
measure to consolidate
(SFSBHC).

Beavers House is placed on the National
Register of Historic Places (SFSBHC).

2017

1940-1970: Ranch House /
Auto-Oriented Suburban Development

1984

1940

1940-1950: GDOT realigns highway’s
154, 92 and 70.

Fulton County GDOT Highway Map.

John S. Beavers house, located on the town square
adjacent to the original courthouse, was one of the first
residences built in Campbellton.

2003

1/1/1932: Campbell
County Consolidates
with Fulton County. Prior
to consolidation the
population was 9903
on 211 square miles
(SFSBHC).

Fulton County bought
house and 16 acres
and the site of the
ferry crossing through
Georgia Community
Greenspace Program
fund (SFSBHC).

1960-Present: PRESENT DAY CAMPBELLTON

Courthouse Marker/Confederate
Monument
Works Progress Administration
(WPA), CCC constructed, United
Daughters of the Confederacy
(UDC) commemorating the lost
structure and the reunion of 30
survivors of Company A, 21st
Regiment of Georgia.

The Trust for Public Land initiated the Chattahoochee River Land
Protection Program to help clean up 300 miles of the river and
conserve its riverbanks.

Park space on the Chattahoochee River.

2008

Courthouse Marker at Campbellton’s
former downtown.

Adoption of the MRPA.
Extension of the MRPA in 1998.

1995

1973
1936

1932

South Fulton becomes
a City.

Chattahoochee Hills becomes a City.
Chattahoochee Hills annexed the
Campbellton area in 2015.
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Native American Presence &
Land Settlement
Native Americans were present on the land long before white

•

Chief William McIntosh, of Native American and Scottish

settlers came to the Americas. On the website https://native-land.

descent, signed a treaty in 1821 giving up five million acres

ca/ one can explore the lands that belonged to the many tribes

of land in Georgia. This happened because of pressure and

and nations prior to settlement. In the Campbellton Area, the

distrust of Native Americans by white settlers, who wanted

presence of the Lower Creek Nation and the Cherokee Nation

the land. The land was divided into Dooly, Fayette, Henry,

is documented. Of note in the area is the Anneewakee Mound

Houston and Monroe counties and further subdivided into

on the north side of the Chattahoochee River in present day

202 ½ acre land lots that were offered by lottery.

Douglas County, in association with the Lower Creek Nation.

•

McIntosh negotiated again giving up the remaining Native

Its history is further detailed under the Cultural Resources and

American lands in 1825, which became Carroll and Coweta

Sites section of this chapter. There is opportunity to fully present

counties. Upper Creek warriors upset with the treaty’s

and expand upon the picture of Native American history on site

negotiation killed McIntosh before being forced to move west

through historic interpretation and wayfinding techniques. The

into Oklahoma.

following list presents a few key facts associated with the time
period right before and up to settlement of the Campbell County
area, gleaned from South Fulton Scenic Byway Historic Context.

“The importance of the river to the history of this area
needs to be conveyed. Prior to white settlement, the
Chattahoochee River was a key resource for American

•

The Lower Creeks moved into central Georgia because
they were displaced by the Yamasee War in 1715 and white
settlement.

•

Indians. Post European contact, agriculture, milling, and
ferries became critical economic drivers in the area, all tied
to the river. There may also be some history related to the

The Chattahoochee River was a natural boundary separating

Civil War to be conveyed here. As this history is interpreted,

the Cherokee and Creek tribes. The Cherokee occupied land

it is important to consider the story from multiple

to the north of the river and the Creeks the land to the south.

perspectives.”
- Community Member
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Potential Origins of The
Word Chattahoochee
“The name of this river is from Catto, a stone; ho-chee
marked or flowered.”
- Fannie Mae Davis, Douglas County, Georgia: From Indian Trail
to Interstate 20

Fannie Mae Davis’s book describes two possible origins for the
name Chattahoochee. First, there may have been a village that
stood on the west bank of the river that was said to be named
Chat-to-ho-chee town, that was in the same vicinity of the
McIntosh Reserve in Carroll County. Alternatively, the meaning
comes from the Creek word “uchee” meaning “corn” and
“hoochee” meaning “pounded/beaten”. The Native Americans
that lived along the river grew corn and to grind it into meal,
would pound the corn on stones along the riverbanks.

The Chattahoochee River bank in Campbellton Park.
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The Formation of
Campbellton
Established on December 20th, 1828 by the Georgia Legislature,
Campbell County was the 75th County of Georgia. It was created
from portions of Coweta, Carroll, DeKalb and Fayette counties.
Measuring 16 miles long and 12 miles wide, the area was 192
square miles. Along with the establishment of the new county
a government formed in 1829 with the first judicial system,
commissioners and organizers. Campbellton was made the
county seat on December 22, 1829. Early settlement in the
county was along the river due to its fertile floodplain and many
hoped that it would become a future transportation corridor,
but unfortunately it did not because it was shallow and hard to
maneuver. Settlers of the county were from Georgia, Virginia,
North Carolina and South Carolina, predominantly of Protestant
denominations including Baptists, Methodists and Presbyterians.
December 20th, 1828
Georgia Legislature created Campbell County, the 75th County of
Georgia.
1829
The county government formed and created a judicial system
with James Black, Jesse Harris, Robert O. Beavers. Thomas Moore
and Littleberry Watts were county organizers.
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December 22nd, 1829
The original county commissioners were Gilbert Coffee, Samuel
Keller, Thomas Smith and Andrew Clark and John W. Anthony.
1830
The county census reported a total population of 3,323 with
1426 white males, 1268 white females, 305 male slaves, 313
female slaves, 4 free black males, 7 free black females. Most
white occupants were yeoman farmers owning one or two slaves
on small family farms.
Significant Ferry locations: Campbellton (Francis Irwin’s Ferry),
Smith’s, Pumpkintown, Garrett’s, Capp’s, Neal’s, Jones (Lower)
and Hutcheson’s.
1870
Douglas County is founded, an important milestone for the
boundary change in old Campbellton County.
1920s
A boll weevil infestation of cotton crops devastated many
Campbell County farmers.

1929

February 17th, 1931

The financial crash, coupled with crop devastation diminished

Campbell County residents approved the measure to

the County’s funding.

consolidate.

1930

January 1st, 1932

County officials called for consolidation with Fulton County, a

Campbell County was consolidated with Fulton
bringing
O L D F ECounty
RRY

more economically stable county with Atlanta anchoring it as the

a population of 9903 and a total of 211 square miles.
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county seat.
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1870’s Land Lot map for Campbell County. Campbellton Crossroads highlighted in
light red.

Map of Campbell County. Campbellton Crossroads highlighted in light red.
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An Agricultural Economy

Rise of The Suburban Way

According to South Fulton Scenic Byways Historic Context, the

Workers in the area took industry and service jobs in

primary period for the agricultural economy was 1821 to 1960.

neighboring communities such as Atlanta, Fairburn, Palmetto

The first settlers were small landowners and farmed to sustain

and Union City from the 1960s forward. This shift took place

their families. Eventually plantations cropped up along the river.

with the rise of the automobile. Paved roads came along with

Crops in the area included corn, wheat, oats, potatoes, garden

increased car ownership and use. For quite some time there

vegetables, and fruits. Livestock were typically hogs, cattle, and

was no direct highway access to the area which meant that less

poultry. Cotton became the primary cash crop, and grist and

subdivision development occurred in and around the immediate

flour mills (Cochran’s and Wilkerson’s) developed along with

vicinity of Campbellton until South Fulton Parkway construction

sawmills and distilleries. After the war, low prices for cotton

began in the 1980s. Over time modern utilities came to the area

forced the economy to shift to crop sharing, renting land and

including electricity, running water and telephone lines.

tenant farming. The boll weevil further devastated farmers;
this disaster was followed by the Great Depression. Unable to
recover with many county residents leaving in search of work in
the city, the agricultural economy shifted to an industrial one.
Pine timber harvesting proved profitable in the latter half of
the 1950s and today there are small farmers and organic farms
dotting the landscape.
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Campbellton: A Crossroads
Community
Campbellton was a crossroads community and a county seat,

construction would have been much more difficult through the

which is defined in South Fulton Scenic Byways Historic Context

rolling terrain of the riverside as opposed to the ridgeline the

as a community that developed where roads connecting larger

final route was built upon.

communities crossed. These communities were typically
small villages with landmark buildings that might include a

The following list illustrates a few key moments in Campbellton’s

post office, general store, mill, church and school. The villages

history:

would be surrounded by homes and farms. Other crossroads
communities in the area are Rivertown, Redwine (formerly

April 25th, 1835

County Line), Pumpkintown, Rico, Goodes, and Friendship.

The origin of Campbellton can be traced to Francis Irwin’s act of

Campbellton enjoyed early prosperity but due to the rail line

deeding 80 acres in land lot number 38.

construction through Fairburn (cutting the town off from readily
accessible commercial goods and services), the Civil War, the

January, 18th 1861

boll weevil infestation of the 1920’s, and the Great Depression,

Georgia passed the Ordinance of Secession and Campbell

the County of Campbell as a whole fell into financial decline.

County sent delegates to the Secession Convention including

Eventually the county became a part of Fulton County and

J.M. Cantrell and Dr. Thomas C. Glover who organized Company

Campbellton slowly diminished into a ghost town. It is important

A, the 21st Regiment, also known as the Campbellton Blues who

to note that some sources state that the town declined due to

fought at Antietam and were eventually wiped out. Dr. Glover

the leadership choosing to reject rail transportation connecting

was killed and buried in Winchester, VA.

Campbellton (South Fulton Historical Trail video) while other
sources state that the decline was a combination of factors. One
conclusion is that the leadership didn’t have the opportunity to
decline the railroad, because
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July-September 1864

1847 – 1865

The war came to Campbell County as Sherman’s forces marched

The Atlanta and West Point Railroad was surveyed and

through Georgia, creating a perimeter around Atlanta. The

constructed. The route followed the Montgomery stagecoach

federal forces tried crossing the Chattahoochee at Campbellton

road along a flatter ridge between the Flint and Chattahoochee

Ferry but instead crossed at Smith’s Ferry near Rivertown.

Rivers, which connected Fairburn, Palmetto and Union City.

Skirmishes, artillery duels and battles occurred at Campbellton
and buildings were damaged by cannonballs and artillery fire.

1899

Skirmishes occurred with the first Kentucky Calvary, July 4th, 5th,

75 people remained with four churches, two stores and a post

and 6th; Indiana Calvary, July 10-14; Eighth Michigan Cavalry, July

office. The Campbell News reported that the town had four

18, First Wisconsin; and McCook’s Raiders, July 27-28. Federal

stores, three bars, a hotel and the courthouse along with 300

troups used the Bullard-Henley-Sprayberry home as officer

residents, prior to the war.

headquarters.
April 9th 1865
The war ended on May 13, 1865 and postwar Campbellton
was in decay. Two-hundred men left for the war and only 30
returned. The remnants of Company A attended a meet and
greet organized by Elizabeth Camp Glover and Col. Tom Latham
as master of ceremonies on April 9, 1865. This is considered the
first reunion of confederate veterans.
1870
119 people were left in Campbellton and the County Seat was
relocated to Fairburn, along with the courthouse. Parts of
Campbell County were allocated to other neighboring counties.
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“In general, the historic rural character of the area has
been remarkably preserved considering its proximity to the
sprawling Atlanta region.”
- Patrick Sullivan & Jessica Lavandier, South Fulton Scenic
Byways Historic Context

Historical Significance
Much of the historical significance found within the Campbellton

The period of a rural agricultural landscape for the Campbellton

area applies in the larger context of a rural and agricultural

area is described in the South Fulton Scenic Byways Historic

landscape. The area of Campbellton is not currently within a

Context as the timeframe from 1715 to the 1950’s when the area

historic district and only a handful of structures are listed in

was dominated by farming. The existing landscape shows signs

the State Register or National Register. The National Register

of that activity through hedges, fences, and boundary markers.

of Historic Places defines the rural landscape and agricultural

Many longtime area residents are descendants of those farmers.

landscape:
Elements that contribute to the historical significance of the area
Rural Landscape:

in a rural/agricultural landscape context are:

“A geographic area that historically has been used by people, or
shaped or molded by human activity, occupancy, or intervention,

•

Agricultural landscapes and associated farm buildings

and that possesses a significant concentration, linkage, or

•

Agriculture is a defining element from the eighteenth century

continuity of land use, vegetation, buildings or structures, roads and
waterways, and natural features.”

to the early twentieth century.
•

According to the report, existing outbuildings are significant
locally under (National Register Criteria for Evaluation)

Agricultural Landscape:

Criteria A (properties associated with historic events)

A type of rural landscape that contains “tangible evidence of the

and under Criteria C (structures that retain distinctive

activities and habits of the people who occupied, developed, used

characteristics).

and shaped the landscape to serve human needs. They may reflect
the beliefs, attitudes, traditions and values of those people.”
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Key People

William M. Butts: 1805-1888

Duncan G. Campbell: 1787-1828

merchant. Butts arrived in Atlanta in 1851 where he served as

Campbell County is named for Duncan Campbellton, who was

In Campbell County, Butts was an Inferior Court Judge and
a councilman (1852) and was elected the eighth mayor (1854-

a lawyer, legislator, advocate for female higher education,

1855).

community commissioner, and signer of 1825 Creek Treaty.

Dr. Thomas C. & Elizabeth Glover: 1826-1864,
1829-1915

Camp Brothers
Plantation owners.

Joseph B Camp
First Ordinary serving 1852-1856.

Frank Irwin

Dr. Thomas C. Glover was a Lt. Colonel in the confederate army.
Thomas’ wife, Elizabeth Glover, started a reunion of Thomas’s
unit. It grew into a reunion for all soldiers, which trended across
the South. She is buried in Corsicana, TX with marker denoting
her as Mother of Confederate Reunions.

Land owner and founder.

Claiborne Gorman

R.C. Beavers

Gorman built the ferry at GA Highway 166/Campbellton Road.

Ordinary of Campbell County, he was elected in 1856. Beavers’
house currently stands in Campbellton Park.

Plantation owner on both sides of the Chattahoochee River.

Alfred Austell Sr: 1814-1881
Purchased Gorman’s plantation after 1869. His family owned

Judge Walter T. Colquitt: 1799-1855

and operated the farm until 1945.

Attempted to establish the county seat in Rivertown

Martin Kolb: 1787-1857

(Pumpkintown) where he owned property.

William J. Garrett
Wholesale grocery merchant.

Trustee for Campbellton Academy and state representative.

Other Noteworthy Earliest Settlers
Beavers Family, Dallas Collins, Cochran Family, Henry A. Green,
Latham Family, Tuggle Family.
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William M. Butts

Allan Campbell Watkins,
Captain in Georgia
Volunteer Army,
Campbellton Merchant,
Sheriff

Bullard-Henley-Sprayberry Home

Children of
Mamie and Charlie Barnes

At the Campbellton Ferry,
1847

Alfred Austell

Dr. Thomas C. Glover

People at Beavers House
Ophelia Austell Gorman

Boys Riding Horses
Campbell County Fair, 1937
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Historic Street Grid
The Map of Campbellton by J.W. Steca in 1925 depicts the

it Campbellton and offered up free lots to settlers. The street

early street grid of historic Campbellton. Much of the roads

grid and lots were oriented around a town square, where the

were never realized, and many were constructed and then

courthouse was constructed. Irwin had the street grid platted

abandoned.

and surveyed by 1835.

Irwin offered a portion of his land on a hilltop that overlooks the
river. With ambitions that it become the County Seat, he named

HISTORIC GRID
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EXISTING CONDITIONS: HISTORIC GRID OVERLAY MAP
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EXISTING CONDITIONS: CULTURAL RESOURCES MAP
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MILLER FARM
AIRPORT-25GA

SIGNIFICANT PROPERTY
VIEWSHED
100’ SCENIC HIGHWAY
BUFFER
DEMOLISHED BUILDING
SITE LOCATION MOVE

NOT TO SCALE

Cultural Resources
Anneewakee Mound/Princess Anneewakee/
Anawaqua’s Tomb

Bullard-Henley-Sprayberry Home c.1835

The site, located in Douglas County, is believed by some to be

constructed by Francis Irwin who founded Campbellton. The

the burial tomb of the daughter of an Indian chief and powerful

home passed through multiple ownerships, and was utilized

head of the northern area of the Lower Creek nation. She was

as a Federal officer headquarters during the Civil War. Bryce

to be his successor, but she died and was buried in her favorite

Sprayberry purchased the home in 1973 and worked to restore

place along the river, and the chief named the predominant

it.

stream on his land after her, the Anneewakee Creek. Local myth
claims Anneewakee was a princess, but this is incorrect as the

Now located in Douglas County, the main body of the house was

Regional Commercial Buildings/Stores Described

tribe didn’t generally have princesses.

in the South Fulton Scenic Byways Historic Context, extant

The mound was known about but not officially investigated until

have existed in Historic Campbellton. The Barnes (FU-2), Reeves

structures that remain in the region are examples of what may

after WWII by Dr. Robert Wauchope who found charred wood
and pottery shards. He speculated the mound was raised over
an earth lodge or log tomb.

(FU-5) and Caldwell Stores (FU-114) are all located along the
Scenic Byway and are eligible for consideration to the National
Register because they contribute to the historic, local pattern of
development.

In 1972 the mound was nearly destroyed by the landowner
at the time who was leveling it for fill dirt. The Georgia State
University (GSU) anthropology department investigated the area
and partially excavated it, finding pottery shards from several
ancient periods to European ceramics from the early 1800’s.
Remnants contained chards, chipped stone, charred wood, and
charred food remains. The anthropology team radio-carbon
dated the material to A.D. 605 to A.D. 725 + 100. Minerals found
indicated trade with northern and southern areas of Georgia.
The GSU excavations found no burials but the landowner
recovered two partial skeletons during grading.

John Beavers House c.1828 Constructed by one of the
first Campbell County officials, Mr. John Beavers. The house is of
Greek revival style containing four Doric columns, a wood frame
and a central hallway. Residents included Justice John Fluker
Beavers, Clerk of the Inferior/Ordinary Court, and Campbell
County Commissioner who moved to Fairburn in 1896. From
the period of 1920 to 1970 W.F. Lee purchased ownership and
farmed the land. In 1984 the house was listed on the National
Register of Historic Places. In 1986 Lance and Talitha Fountain
bought and restored the house and in 2003 Fulton County
bought the home, 16 acres and the site of the ferry crossing
through the Georgia Community Greenspace Program Fund.
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Latham House (Demolished) The house was hit by a

reunion of 30 survivors of Company A, 21st Regiment of Georgia,

cannonball in 1862 per The Campbell News 9/29/1899 clipping. It

who gathered after the Civil War on Elizabeth Camp Glover’s

stood near where the current Texaco gas station is located.

request, the widow of Lt. Colonel Glover. The reunion inspired

Campbell County Courthouse 1828-1870
(Demolished) The courthouse was also hit by a cannonball

later gatherings of Confederate and Union veterans in late 19th
and early 20th century.

during the war. The same Campbell News clipping describes the

Prison Farm The prison farm is described as 15 acres in front

courthouse as a relic constructed in 1827 before the Mexican

of the Beavers house beyond the present-day barn and following

War. The Dahlonega courthouse was a prototype and the

the stream north.

building housed the sheriff, coroner, surveyor and court. The
courthouse was constructed of brick made on the banks of

Jail (Demolished) The first jail was located near the city well

Town Creek behind where the Campbellton United Methodist

and there are no details about the structure or construction

Church now stands. The kiln was owned by John Hornsby.

date. The second jail was near the south corner of the 1940’s

The roof shingles were made from local heart pine and the

historic barn and is believed to be in existence during the years

hardware, plaster, lime, nails, etc. were sourced in Milledgeville

of 1858-1884. It was a log structure with a dungeon, two cells on

or Savannah. The courthouse was sold in 1875 and allowed

the main floor, and a receiving area.

to fall into ruins, and again sold in 1912 to Robert Cook who
demolished the structure and used the scrap wood to build
outbuildings on his property on Cedar Grove Road. Mrs. Glover
had the confederate marker constructed on the property in
1936.

Courthouse Marker/Confederate Monument
(FU-122) 1936 The marker was constructed by the Civilian
Conservation Corps (CCC) through the Works Progress
Administration (WPA). The United Daughters of the Confederacy
(UDC) commissioned the stone monument on the old
courthouse site commemorating the lost structure and the
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Historic Barn The 1940’s barn is an outbuilding that
contributes to scenic rural quality.

Campbellton Baptist Church (Former Location)
1828 (Demolished) The church began as part of the Yellow
River Baptist Association (congregation dating to the period of
white settlement) per 1829 records in the newly constituted
Campbellton Baptist church, that was established on Cochran
Road (formerly Old River Road) just north of the Beavers house.
Many of Campbellton’s first citizens are buried in the cemetery
including: Ash, English, Collins, Austell, Bullard-Beard, Cantrell,
Woodall and unmarked graves.

Campbellton Bridge Company The company was

Confederate and Union soldiers. Of note is Cadet Henry T.

incorporated to bridge the Chattahoochee and connect to

Latham’s gravestone carved of Italian marble, purchased by

Douglas County but never actually materialized as the ferry

his classmates. The current structure is near where the original

continued to be only means of crossing the river until the

church was constructed in 1830 and is a rectangular plan

present bridge was constructed in 1953.

comprised of a wood frame, white clapboard and a double

Campbellton Baptist Church (Existing) (FU121) 1900-1909 This is the same congregation that first
constructed a church north of the Beavers House. The newer
church faces the old courthouse square and contains additions
that were completed in the 1950’s and 1960’s including the
front steeple, rear addition and east wing. The original structure
had no discernible architectural style and was constructed of a
simple wood frame with a rectangular plan, and a pitched front
gable roof. West of the church there is another cemetery which
slopes downhill toward Campbellton Fairburn Road.

Campbellton United Methodist Church (Existing)
(FU-125) c.1916 The congregation was established around
the same time frame as the Baptist Church and probably met in
homes prior to the church construction. The historic cemetery
on the north side of the church contains many of the earliest
settlers of Campbell County including the Camps, Cochrans,

pitched front gabled roof. There are pyramidal roof-topped
towers that stand asymmetrically on either side of the double
door entry.

Campbellton Academy c. 1829 The academy was
established on December 22, 1829 and is located on the west
side of the present Campbellton United Methodist Church. It
was constructed of local brick and intended as a school for
higher learning. An act of legislature appointed Francis Irwin,
Thomas Morell, Gilbert Coffee, James Gresham, Thomas McKay,
Martin Kolb and Middleton Hill as trustees for Campbellton
Academy. Henry T Latham was a class of 1852 graduate, who
was appointed to the US Military Academy in West Point NY, and
died in the war and is buried in the United Methodist Church
cemetery. Just north of the Methodist Church, there may be
remnants of the original brick walkways around the academy
under briers and brush.

Lathams, Tuggles, Lees, Brockmans, Glovers, Howards and
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Bullard-Henley-Sprayberry Home

Beavers House

Latham House

Campbellton County
Courthouse

Courthouse Marker/Confederate
Monument

Historic Barn

Campbellton Baptist Church Form
Location Cemetery

Campbellton Baptist Church

Campbellton Methodist
Church

Campbellton Masonic
Lodge No 76 F&AM

Ferry Crossing
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Campbellton Methodist
Church Cemetery

Campbellton Hotel (Demolished) 1858 The hotel was

The structure is at the southwest corner of Old Highway 92 and

located on a lot between the current Baptist Church and the

Church Road and is an example of one of the earliest community

Masonic Lodge and was a regulated business venture with a

landmarks. The masonic meetings still take place regularly.

group of stockholders.

Campbellton Masonic Lodge No 76 F&AM, c.1848
The Free and Accepted Masons held their first meeting on
September 4, 1848. John Campbell was the first Worshipful
Master, and Robert Tuggle was the first secretary. The structure
contains shell marks from McCook’s calvary raid from the Civil
War and a mail chute as it was once the Campbellton Post Office.
Much of the original furnishings and interior materials of the
lodge remain. The building was also a store and a pharmacy. The
lodge boasts a complete set of minutes from the first meeting.
The building is of wood frame, two-stories tall with beveled
clapboard. It is one room wide and deep, with a recessed porch
on the first story.

Old Ferry Crossing, Campbellton Ferry, Irwin’s
Ferry Claiborne Gorman constructed the first ferry in the area
at the site of GA Hwy 166 and Campbellton Road. The ferry came
into Irwin’s possession in time and was in operation until the
construction of the bridge in 1953.

Friendship Baptist Church Cemetery The origin of
the Friendship Baptist Church Cemetery is known mostly by
word of mouth and oral history. Based on information gathered
through public engagement and stakeholder interviews for this
plan, there may have been an African Methodist Episcopal (AME)
cinder block church structure on the property. The cemetery
may be or partially be an African American cemetery, and now
non-extant church.
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CHAPTER 3

Present Day
Campbellton

Present Day Campbellton
Overview
What initially prevented Campbellton from developing into a
bustling community, its location in the rolling Chattahoochee
Hills verdant terrain along a waterway that provided opportunity
for agricultural production but not the ease of commercial
trade of goods and services, protected the crossroads from
modern development. The railroad’s location was dictated by
natural terrain, following a more even grade, and connecting
communities just to the east, outside of the Chattahoochee’s
fertile valley. The lay of the land is a primary factor that
determined the early success of Campbellton and its eventual
decline after the construction of the railroad and post-Civil War
events. Campbellton’s history is far from over. The very land
that prevented Campbellton from prolonged success is now one
of its greatest assets: the rural character and the access to the
region’s most important waterway, the Chattahoochee River.

Two Cities, One Vision
The cities of Chattahoochee Hills and South Fulton are
committed to working with each other to make the re-envisioned
Campbellton a cohesive development that respects the rural
quality of the area while providing needed access to goods and
services, and recreational amenities to residents and visitors.
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Regional Impact
Nestled in the hills of the Chattahoochee River, Campbellton

residential subdivisions. Within a three mile radius of the study

is situated uniquely as one of the only remaining early

area stand multiple residential subdivisions including: Le Jardin,

settlements with historic resources and river access. Through

Town Creek at Cedar Grove, Hampton Oaks, Willow Creek,

the Chattahoochee RiverLands project process, the community

Walden Park, Legacy to Palmetto Farms, Amhurst, Broadstone,

conversations generated interest in Campbellton Park and its

Camden Manor, Retreat at Sierra Estates, Chestnut Ridge and

adjacency to Historic Campbellton as an opportunity for an

Cedar Grove Village. Subdivisions in Douglas County include

outfitter and additional goods and services in close proximity

Olde River Plantation, Tuscany Falls, River Breeze, Annewakee

to river access. With the boat ramp poised to be constructed

Falls, Wildeoak at Oak Hill, Chapel Valley, Doublegate, Eagles

in the fall of 2020, the opportunity of recreational access is

Nest, Sterling Pointe, Chapel Hill Farms, Chapel Creek, Holly

already driving interest across the Atlanta Metropolitan region.

Springs, Anneewakee, and Hillcrest at Holly Springs.

The former town is positioned to be a gateway both from the
south traveling north into Douglas County, and from the north to

Schools within the region include South Fulton and Douglas

the south into Fulton County and both cities of Chattahoochee

County schools. South Fulton schools are Langston Hughes High

Hills and South Fulton. Development in the area will need close

School, Renaissance Elementary, Renaissance Middle School,

coordination between both cities and Fulton County, particularly

and Cliftondale Elementary and one private school, Arlington

for transportation, infrastructure and utility improvements.

Christian School. Douglasville schools in the region are New

Planning carefully now, will help to manage future potential

Manchester High School and Chapel Hill High School.

growth, sustainably.
Two large regional parks, Boundary Waters Aquatic and

Regional Features
Much of Campbellton is immediately surrounded by rural
agrarian landscape dotted with single family homes. Land in
Chattahoochee Hills is predominantly single family, and one
large landowner to the west of and abutting the Campbellton
Study area. The southern end of the City of South Fulton
encompasses a rural landscape with winding roads that connect
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Youth Sports (Douglas County) and Legacy at Palmetto Farms
Recreation Center (Private HOA Recreation Center), are located
along the Chattahoochee River just to the north and east of
Campbellton. Boundary Waters park is a 492-acre park with
programmed and self-initiated recreational opportunities
that include an eight-field baseball complex, two regulation
size soccer fields, and a regulation size football field. The

park also boasts a playground, a 10-acre fishing pond, over
12 miles of multi-use trails serving equestrians, runners and
hikers, mountain bikers, and two 18-hole disc golf courses.
The Chattahoochee Hill Country Regional Greenway Trail runs
through the park, and it will eventually connect with Sweetwater
Creek State Park and Carroll County, Coweta County, Fulton
County and the City of Chattahoochee Hills, completing a 98 mile
corridor (www.celebratedouglascounty.com).
Just to the north and east of Campbellton are both the Camp
Creek Wastewater Treatment Plant and the Camp Creek Water
Reclamation Facility, located at 7520 Cochran Road in Atlanta.
The Wastewater Treatment Plant has overflowed in the past in
association with heavy rainstorm events, affecting health and the
safety of recreational use of the river and downstream drinking
water quality. Future sewer expansion plans are discussed in
more detail under Utilities and Infrastructure later in this chapter
and are a key factor for future development.
Other regional points of interest include the Miller Farm Airport,
a private airport, which is located across the river and just to
the east of Campbellton. The closest grocery store is the Publix
at Parkway Village (approx. 4.5 miles away) in South Fulton and

Marker for the site of the old Campbellton County Courthouse at Fairburn
Campbellton Road and Cochran Road. Open space and rolling fields behind to the
Chattahoochee River.

the closest fire station is the City of South Fulton Fire Station #8
(approx. 2.3 miles away).
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Study Area & Current
Land Use
Study Area
The focus of this project is a defined study area that
encompasses land in both the cities of Chattahoochee Hills
and South Fulton, which are located in Fulton County. The
area is bound by the Chattahoochee River to the north and
is defined by the intersection of Campbellton-Fairburn Road
(State Route 92) and Cascade Palmetto Highway (70, 154, now a
South Fulton road) and the four quadrants of land surrounding
this intersection. Roads provide vehicular access across the
river and interrupt the historic grid pattern layout from the
mid-1800’s. What remains of the grid pattern includes the Old
Campbellton-Fairburn Road as the main spine, oriented on a
northwest to southeast axis, that connects to the historic ferry
location. Church Street and Cochran Road SW are the two
remaining streets of the perpendicular northeast to southwest
axis. From a bird’s eye view, the area is fairly walkable but safety
issues include the major intersection of Campbellton Fairburn
Road and Cascade Palmetto Highway and the higher vehicular
speeds associated with those corridors. Staff from the Cities of
Chattahoochee Hills and South Fulton defined the study area
boundaries, recognizing that the plan’s impact extends far
beyond the study area boundary on the map. The boundary
is flexible and can adjust as new information and desires of
property owners arise.
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EXISTING CONDITIONS: LAND USE
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Land Use
Most of the land within the study area is privately owned rural

Concentrated around the intersection is the area’s only

agrarian and/or residential. Current residents in both cities

commercial and institutional land uses. Businesses in the area

take pride in the rural, verdant nature of the area and define

include Charlie’s Corner Market, a convenience store and Texaco

that as a specific reason why they remain in the area as long-

gas station at the southwest corner of the major intersection.

term residents, or why they chose to move to the area as

Fountain Index Services, a commercial printer, is located on the

newer residents. Both communities strongly desire to maintain

south side of Cascade Palmetto Highway in South Fulton.

the rural agrarian quality. Residential homes occupy large
lots to the east of the Historic Campbellton core, between

Campbellton Park sits just south of the Chattahoochee River

Cascade Palmetto Highway and the Chattahoochee River.

and north of the historic marker, and it is the location of a new

This same pattern is repeated between Cascade Palmetto

boat ramp installed and managed by the Georgia Department

Highway and Campbellton Fairburn Road, and also to the

of Natural Resources. Within the park is the Beavers House,

south of Campbellton Fairburn Road continuing to the west

originally occupied by the area’s first judge, and another small

to meet Highway 92/154. A large rural tract of land (approx.

cemetery to the northeast of the home. Additional historic

2,000 of 8,000 acres are included in this study area) held by a

structures dot the area of Campbellton and are detailed in

single landowner who operates Bouckeart Farms and hosts

Chapter 2: Campbellton in The Past.

Chattahoochee Hills Eventing, is in the western portion of the
study area occupying the land south of the Chattahoochee River,

At the beginning of Cochran Road SW, a historic monument

and to the west of Campbellton.

marks the location of the former Campbellton Courthouse,
affording views over the treetops toward the Chattahoochee
River.
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Environmental Constraints
The Metropolitan River Protection Act

Floodplain Standards

The Metropolitan River Protection Act was codified in 1973

•

and amended in 1998 to protect the Chattahoochee River as

Balance fill with an equal volume of cut in the river’s 100-year
floodplain

it flows from the Buford Dam all the way to the downstream

•

Flood flows cannot be blocked

limits of Fulton and Douglas Counties. Land within the Act’s

•

35 foot height limit above existing grade for all structures

2000 foot buffer offset from the river banks is subject to strict

(except bridges) in the river’s 500 year floodplain

land disturbance and impervious surface restrictions. Land
that extends beyond the 2000 foot buffer that is within the

The vulnerability zones prove to be the most complicated

river’s floodplain is also included. Three primary goals in the Act

and difficult of the standards to adhere to. Any proposed

are to protect the river for use as the region’s primary source

development, land disturbance, or impervious surface additions

of drinking water, as a major recreation area, and one of the

must go through the local jurisdiction for review by the Atlanta

southern-most trout streams in the United States (https://

Regional Commission (ARC). Land disturbance and impervious

atlantaregional.org/natural-resources/water/metropolitan-river-

surfaces are reviewed and treated as separate elements. The

protection-act/). Three standards apply under the Act:

party wishing to develop must apply for a Metropolitan River
Protection Act Certificate and pay any applicable fees, based on

Vulnerability Zone Standards

acreage of the desired development. The full MRPA rules and

•

Impervious surface

regulations, along with the application are found here: https://

•

Land disturbance (including temporary easements for

atlantaregional.org/natural-resources/water/metropolitan-river-

construction and utility work)

protection-act/.

Buffer Zone Standards

Land within the 2000-foot buffer is categorized according to

•

50-foot undisturbed vegetative buffer along the river and

vulnerability zones, developed based on specific environmental

impoundments

criteria (hydrology, soils, slopes, floodplain, etc.) and mapped by

35-foot undisturbed vegetative buffer along flowing streams

ARC. The zones are ranked A through E with A being the most

in the corridor

developable and least restrictive and E, the least developable

150-foot impervious surface setback along the river and its

and most restrictive. The 100-year floodplain is always in E.

impoundments

A landowner may request a re-analysis to adjust for current

•
•

conditions, and in exchange for not developing on specific areas
62

of land, a landowner may be able to develop more intensely in

cooperating and applying to preserve some land and develop

others. The areas within the MRPA boundary may be developed

some, or by a developer purchasing the land and doing the

with greater intensity by either a majority of landowners

same, but as a single applicant.

EXISTING CONDITIONS: VULNERABILITY CONDITIONS MAP
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Floodplains & Stream

”The Chattahoochee River is the namesake of our City

There are several layers of requirements regarding floodplains,

[Chattahoochee Hills], yet until the city acquired this area

floodway and stream buffers based on regulating jurisdictions

now called Campbellton Park, there was no public access

from a Federal level (FEMA - floodplain and floodway), a state

to the river in our city limits. We now have the opportunity

level (Georgia stream buffers, and the MRPA), and municipality

-- and obligation -- to preserve and protect our public area of
the River.”

(City of Chattahoochee Hills and City of South Fulton).

- Community Member

TABLE 3.1: FLOODPLAINS & STREAMS REGULATION CHART*
REGULATION

LOCATION

FEMA Floodplain Floodway

MRPA

City Buffers

100-Year Floodplain
500-Year Floodplain
Within 35 feet of tributary stream
Within 50 feet of the Chattahoochee River
Within 150 feet of the Chattahoochee River
Within 2,000 feet of the Chattahoochee River

Within 75 feet of Stream
Within 50 and 75 feet of Stream

GUIDANCE
Zero rise in flood elevation, modeling required for
permit
Modeling required for permit
Not regulated
Undisturbed vegetative buffer
Undisturbed vegetative buffer
Impervious setback buffer
Buffer which requires local government to review
approved permits based on ARC findings and
certificates, monitor land-disturbing activity in the
corridor, ensure that the finished projects comply with
the approved plans , and adheres to vulnerability zones
City of South Fulton undisturbed vegetative buffer
City of Chattahoochee Hills undisturbed vegetative
buffer

*Floodplains & Stream Regulation Citations
FEMA Floodplains: https://www.fema.gov/floodplain-management
MRPA: https://atlantaregional.org/natural-resources/water/metropolitan-river-protection-act/
https://library.municode.com/ga/chattahoochee_hills/codes/code_of_ordinances?nodeId=PTIICOOR_CH14LADEENPR
https://library.municode.com/ga/south_fulton/codes/code_of_ordinances?nodeId=PT2COOR_TIT14EN_CH7CISOFUUNSTBUPR_S14-7003DE
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Hydrology Analysis
Land, from a hydrologic standpoint, can be divided into natural

these ridgelines, water falls either to one side or the other.

drainage basins called watersheds, which are defined by HUC,

Minor ridgelines and minor drainages are also identified.

or hydrologic unit code. The study area’s watershed, according

Understanding drainage patterns helps land planners and

to the EPA’s My Waterway website (https://mywaterway.epa.

designers responsibly plan out developments by understanding

gov), is the Tuggle Creek-Chattahoochee River watershed. Each

water and drainage flow, erosion potential, and potential

watershed has its own drainage pattern and general direction

impacts downstream. Additionally, water flowing to a blue line a

of flow and encompasses small drainages, creeks, streams

stream (that appears as a blue line on a USGS topographic map)

and rivers. The hydrology analysis map helps to understand

stream first before entering the Chattahoochee River, may help

the area’s ridge lines and drainage patterns within the larger

in assigning a less restrictive vulnerability rating if choosing to

watershed. The map illustrates in red thick dashed lines where

undergo a MRPA re-analysis.

the major ridgelines, or places of higher elevation, occur. From

EXISTING CONDITIONS: HYDROLOGY ANALYSIS MAP
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Slope Analysis
Generally, land that has a slope of 10% or less is more

Development close to the river or its tributaries that occurs

developable (except land that is within floodplain, floodway, or

without careful consideration of erosion potential can increase

stream buffers). Typically, 16% to 20% slopes are considered

sedimentation that negatively impacts downstream land and

hillsides and are often regulated by special codes, called hillside

waterways. Building on land with steeper slopes often means

codes, and there are moderate costs and environmental

clearing additional acreage to accommodate the required cut

considerations when compared to steep hillsides and

and fill areas. The loss of cover and stabilization provided by

mountainous terrain. Land with a slope of 21% or more

the forest can lead to erosion and sedimentation, causing water

significant engineering (retaining walls, drainage solutions,

quality problems that impact the use of the river for drinking

grading) to physically shape the land into areas that can be

water, wildlife habitat, and recreational activities. The MRPA

developed. From a cost and environmental lens, it is cheaper

2000-foot buffer land disturbance and impervious restrictions

and less harmful to develop land in the lower percentage range.

mitigate these threats, but present additional regulatory
challenges.
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Transportation & Mobility
Vehicular
Historic Campbellton is typically only experienced as a drivethrough area for many in the region who do not live in the
vicinity. Both Cascade Palmetto Highway, now under the
jurisdiction of South Fulton, and Campbellton Fairburn Road are
slated for future expansion from two lane highways to four lane
highways to accommodate heavy traffic now and the projected
future traffic from the 2020 South Fulton Comprehensive
Transportation Plan (CTP).
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Once off either highway the roads are of a rural nature, with
Fairburn Campbellton Road and Church Street paved with
asphalt. Cochran Road SW is paved until approximately the
Beavers House then transitions to gravel along the southern
bank of the Chattahoochee River. Other roads, such as the
extension of Fairburn Campbellton Road on the west side of
Campbellton Fairburn Road, are private roads, and are typically
gravel.

Annual average daily traffic counts (AADT) by GDOT in 2019

Traffic and the intersection, are major impediments to the

range from 1,040 AADT on Cochran Mill Road to 15,200 AADT

development of a walkable, pedestrian oriented hamlet.

on Campbellton Fairburn Road just north of the intersection.

Addressing these issues is a first step toward setting the area

On the other side of the Chattahoochee River the AADT’s jump

up for development. GDOT is initially supportive of traffic

to 19,400. In the period of 2014 to 2018, there were 36 crashes

calming and safety improvements as part of any future plan.

involving property damage only, eight crashes involving injuries

Traffic counts may not currently be accurate due to COVID-19,

and one crash involving a fatality. Truck usage of the roads range

therefore it is recommended that the cities wait about a year

from 6% to 10%, with the highest usage occurring on Cascade

before pursuing the speed reduction and to do so concurrent

Palmetto Road. Residents in the study area are particularly

with roadway expansion.

concerned about truck traffic and safety in the area.

3 : P R E S E N T D A Y C A M P B E L L T O N | HISTORIC CA MP BEL LTON C ROSSROA DS F RA MEWORK P L A N

69

EXISTING CONDITIONS: TRANSPORTATION MAP
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Cycling & Pedestrian

With the construction of the boat ramp, traffic and parking

A large cycling community gathers weekly during much of the

demand may increase significantly at Campbellton Park. Further

year to ride the Silk Sheets route starting on Cochran Mill Road

studying recreational and tourism traffic patterns and future

and forming an approximately 37-mile loop. Prior to the sale

traffic patterns in the area will help both cities to adequately

of the United Methodist Church property (2020), the cycling

accommodate the increased demand and to mitigate impacts

community utilized the church parking lot as trailhead for the

on existing roads, residents and environmental resources.

weekend rides. Individuals training for triathlons park at the

Cities should consider nearby parks, potential overflow parking

church and after their bike ride, go on a cool-down jog crossing

areas and how riders and recreationalists might utilize the

the highway at Church Street and running up along the river on

future Greenway and Blueway along the Chattahoochee River,

Cochran Road. Crossing the intersection on foot, particularly

presented in the RiverLands plan. Future recreational mobility

at Church Street without a light and limited visibility, is very

will need to consider connectivity to the River’s regional trail,

dangerous at the current posted speed limit.

proposed camping and boat access and interstitial trails through
the study area for more direct river access. Flexible space that

Dirty Sheets is a 20-mile gravel route ride for mountain and

can provide overflow parking may be necessary as well as land

cyclocross bikers starting and ending at Cochran Mill Park,

that could become a trailhead for the cycling and river recreation

just south of the study area. The route is featured on the MTB

community.

Atlanta website. MTB Atlanta is “a member-based nonprofit and
the Metro Atlanta Chapter of SORBA (Southern Off-Road Bicycle
Association) also in association with the International Mountain
Biking Association (IMBA) ((https://mtbatlanta.com/about/).
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Infrastructure & Utilities
The study area, due to its rural nature, has limited existing

north from the pump station, potentially along Cochran Road

infrastructure. Water is provided by the City of Atlanta. There is a

or Cascade Palmetto Highway, to the Camp Creek Treatment

50-foot wide gas easement that runs through both South Fulton

Facility. The county is in the early stages of planning for these

and a small section of Chattahoochee Hills before crossing the

improvements, which are a critical step in setting the stage for

Chattahoochee River to the east of Campbellton Park. There is

any new development in the area. A gravity sewer is preferred

limited internet availability and residents would like to see an

to septic systems because of maintenance, environmental

expansion of internet options to the area. The key in attracting

concerns, land lot sizes, and capacity. Two drain fields are

internet service providers is greater density. Overhead electric

required, an initial drain field and a secondary location it can

lines are present in the area along Cascade Palmetto Highway,

drain to at one acre minimum. Developments that would exceed

Campbellton Fairburn Road and within the historic area of

the threshold for septic systems must utilize sanitary sewer. It

Historic Campbellton. As the area develops, the communities

would be in the best interestSanitary
of the two cities to coordinate
with
Infrastructure:
Sewer

should consider burying electrical lines to reduce visual clutter

the county’s plans for sanitary sewer expansion.

and to prevent conflicts of power lines with trees. A cell tower

Examp
connec
Camp

is on private land just to the east of the intersection. For future
development to occur at this intersection, relocating the tower is
necessary.

Early s
improv

Much of the land within the study area is on septic systems
and the closest sewer line is located at Le Jardin, approximately

10 yea

one mile away. Fulton County has plans to expand sanitary
sewer to the area within the next 10 years. This will require a
regional lift station just to the west of the intersection. Customer
connections would occur upstream, there would only be one
pipe entering the lift station and one leaving it. A force main
sewer, with no intermediate connection points, would then run
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Example of Pump Station.

EXISTING CONDITIONS: INFRASTRUCTURE & UTILITIES MAP

NOTE: MUCH OF THE
LAND WITHIN THE
STUDY AREA IS ON
SEPTIC SYSTEMS, THERE
IS CURRENTLY NO
SANITARY SEWER

APPROXIMATELY
50’-FOOT WIDE
BUFFERED EASEMENT

CLOSEST SEWER LINE 1.0
MILE AWAY AT LE JARDIN

LEGEND

N

PARCELS
STUDY AREA
COUNTY BOUNDARY
CITY BOUNDARY
ROAD
GRAVEL ROAD
WATER BODY

NOT TO SCALE

GAS EASEMENT
UTILITY POLE
UTILITY TOWER
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Parks & Open Space
Analysis
The only park within the study area is Historic Campbellton

Campbellton Baptist Church (former location) cemetery, and the

Park. A master plan for the park was completed in 2018 after

Campbellton Baptist Church (current location) cemetery are all

Campbellton Park was bought by the City of Chattahoochee Hills

in proximity of the original town center. As historical assets, the

from Fulton County. In the agreement with the Trust for Public

cemeteries tell the story of the original settlers of the area and

Land, the park is to remain public space in perpetuity, meaning

are a critical cultural feature to maintain. These cemeteries are

the land must forever remain a public park and none of the

further described in Chapter 2: Campbellton in the Past.

land can be sold or developed privately. With the park poised
to become a regional draw with the addition of the new boat

Original forests in the area were oak-pine old growth. Any

ramp constructed in 2020, it is key to anticipate future use and

remaining virgin forest is extremely rare and limited to steep

access to the area, particularly in terms of parking and increased

undevelopable slopes along the Chattahoochee River and

visitation along the local roads. The Chattahoochee RiverLands

tributaries, according to the South Fulton Scenic Byways Historic

plan identifies Campbellton as becoming a major trail town with

Context. Much of the study area is vegetated with tree canopy

opportunity for a trailhead and campsites that supplement the

containing a mixture of oaks and predominately short-leaf

boat ramp. A kayak launch is also proposed on private property

pine, and this fact poses a considerable challenge to new

to the west. The plan identifies a ‘Tributary Trail’ connecting the

development, particularly within the 2000-foot MRPA river buffer

future RiverLands Trail with the Silk Sheets Trail.

that limits land clearing disturbance. Concentrating development
in already clear areas as well as along the major roads and

The cemeteries in the area may be considered open space as
they are to remain in perpetuity. The United Methodist Church
cemetery, the Friendship Baptist Church cemetery, the
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highways will help in limiting land disturbance.

EXISTING CONDITIONS: PARKS & OPEN SPACE MAP

N

NOT TO SCALE

LEGEND
PARCELS
STUDY AREA
COUNTY BOUNDARY
CITY BOUNDARY
ROAD
GRAVEL ROAD
WATER BODY

CEMETERY
EXISTING PARK
VEGETATIVE AREA
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CHAPTER 5

Demographic
& Real Estate
Market
Analysis

Demographics & Real Estate
Market Analysis Overview
The demographic conditions and real estate market analysis

identified as Black/African American. Both areas have also

helps provide context for planning. Data from the U.S. Census,

experienced a notable decline in retail vacancy, suggesting there

American Community Survey (Five-year data, 2013-2018) and

may be demand for non-residential development.

Esri, a private data vendor forms the basis of this analysis. Data
was collected for three comparison geographies: the study area

Households in the study area, South of I-20, and the Atlanta

defined as a 20-mile driving radius from the intersection of

region all have comparable levels of family households

Campbellton-Fairburn Road and Palmetto Highway; the Atlanta

(around 70.0 percent) and homes tend to be owner-occupied

1

region South of I-20 ; and, the Atlanta region as defined by the
2

Atlanta Regional Commission .

(approximately 65.0 percent). These findings demonstrate that
the Campbellton area and South of I-20 are areas with enough
market potential to support new residential and non-residential

The analysis reveals that in contrast to the Atlanta region, the

development. However, since Campbellton and the surrounding

Campbellton study area is like the rest of the South of I-20

sub-area have lower household incomes than the Atlanta region

region, with average lower household incomes than the Atlanta

generally, there may be less demand in the area for luxury,

region, approximately $55,000-$56,000, and comparable racial

high-end development than there is in other parts of the Atlanta

and ethnic profiles, with over 64.0 percent of the population

region.

1 The

South of I-20 area is defined as the combination of Douglas, Fayette, Clayton, Henry and Rockdale Counties and the portions of Fulton and DeKalb County that are
south of Interstate 20
2 The

Atlanta region is defined by the Atlanta Regional Commission as the following 21 counties: Barrow County, Bartow County, Carroll County, Cherokee County, Clayton
County, Cobb County, Coweta County, Dawson County, DeKalb County, Douglas County, Fayette County, Forsyth County, Fulton County, Gwinnett County, Hall County, Henry
County, Newton County, Paulding County, Rockdale County, Spalding County, Walton County
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MAP OF COMPARISON GEOGRAPHIES
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Population & Households
The most recent data for annual asking rents in the study area
from CoStar is from Q1 2017. It is unclear why more recent data
is unavailable for the study area given that vacancies are over
seven percent, indicating that rents for available properties
should exist online. Notably, the only increase in the retail
development inventory in the study area occurred between
2017 and 2018. The retail inventory in the other two geographies
steadily increased over the past decade. The study area seems

POPULATION & HOUSEHOLDS, 2010-2019
2010

2019

Study Area
South of I-20 (a)
Atlanta Region (b)

243,419
1,182,090
5,286,728

277,465
1,303,326
5,986,262

% Change
2010-2019
14.0%
10.3%
13.2%

Households
Study Area
South of I-20
Atlanta Region

89,553
426,638
1,943,885

101,502
468,959
2,195,115

13,3%
9.9%
12.9%

2.71
2.74
2.68

2.72
2.75
2.69

0.4%
0.4%
0.4%

Population

to be more residential overall than either of the comparison
geographies.

Average
Household Size
Study Area
South of I-20 (a)
Atlanta Region (b)

Notes:
(a) The South of I-20 area is defined as the combination of Douglas, Fayette,
Clayton, Henry and Rockdale Counties and the portions of Fulton and DeKalb
County that are south of Interstate 20
(b) The Atlanta region is defined by the Atlanta Regional Commission as the
following 21 counties: Barrow County, Bartow County, Carroll County, Cherokee
County, Clayton County, Cobb County, Coweta County, Dawson County, DeKalb
County, Douglas County, Fayette County, Forsyth County, Fulton County, Gwinnett
County, Hall County, Henry County, Newton County, Paulding County, Rockdale
County, Spalding County, Walton County
Source: ESRI Business Analyst, BAE 2020.
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Retail Market Overview
The study area is based on the definition in the scope of work
(20-minute drive from the center of the Campbellton site, which
we defined as the intersection of Campbellton-Fairburn Road
and Palmetto Highway. This data provides a sense of scale for
the three geographies.

RETAIL MARKET, 2019
Summary, Q4
2019

Study Area

South of I-20
(a)

Atlanta
Region (b)

Inventory

225,141

78,293,477

358,174,937

Occupied Stock

208,434

73,647,914

340,377,775

Atlanta Region (b)

16,707

4,645,563

17,797,162

7.4%

5.9%

5.0%

Avg. Annual
Asking Rent, NNN
(psf), Q4 2018

-

$11.40

$14.04

Avg. Annual
Asking Rent, NNN
(psf), Q4 2019

-

$11.40

$15.00

% Change

-

0.0%

6.8%

10,658

397,562

2,689,418

(1,686)

(51,592)

1,624,404

Vacancy Rate
Annual Asking
Rents (c)

Net Absorption
Net Absorption,
2018
Net Absorption,
2019

Notes:
(a) This area is defined as the combination of Douglas, Fayette, Clayton, Henry and
Rockdale Counties and the portions of Fulton and DeKalb County that are south of
Interstate 20
(b) The Atlanta region is defined by the Atlanta Regional Commission as the
following 21 counties: Barrow County, Bartow County, Carroll County, Cherokee
County, Clayton County, Cobb County, Coweta County, Dawson County, DeKalb
County, Douglas County, Fayette County, Forsyth County, Fulton County, Gwinnett
County, Hall County, Henry County, Newton County, Paulding County, Rockdale
County, Spalding County, Walton County
(c) The most recent data for annual asking rents from CoStar in the Study area is
from Q1 2017.
Source: CoStar, BAE 2020.
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Case Studies
Two typologies of case studies were chosen to illustrate the
range of development options that could potentially work in
the Campbellton Crossroads. The first typology is based on
conservation subdivisions (CSD), which is a planning and design
strategy that preserves natural land and open space. CSDs are
typically built in low-density areas, although development itself
is relatively dense as homeowners split their land between the
built land of their home, and a portion of preserved open space.

TYRON FARM, MICHIGAN CITY, INDIANA (EST. 1999)
In the case of Tryon Farms, located one-hour outside Chicago
and where the emphasis is on pastoral charm, the preserved
land provides a variety of amenities, including trails, vegetable
gardens, pasture horses, cattle, and an on-site working farm.
Residential plot sizes are not uniform and conform with natural
features of the land.
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PRAIRIE CROSSING, GRAYSLAKE, ILLINOIS (EST. 1987)
Prairie Crossing is in a more suburban area, also one-hour
outside of Chicago, that utilizes CSD design. However, despite
the farm-inspired preservation area and low-density similarities,
Prairie Crossing uses a more traditional layout for residential
units with distinct neighborhoods unit styles. Prairie Crossings is
also conveniently located on the commuter rail line.
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WHISPER VALLEY, AUSTIN, TEXAS (EST. 2016)
The second typology of the case studies is New Urbanism, which
is a more common and popular development style than CSD.
These developments are conceived as full-service communities
that have a range of unit types and development styles, but
are ultimately thematically related and are oriented around
the same central area. Whisper Valley, located 15 miles east
of Austin, Texas, is a 2,000-acre development (built by a single
developer) with a range of attached and detached home styles,
and amenities such as community gardens, a community center,
trails, and a transportation hub. The key feature of Whisper
Valley is the state-of-the-art, relatively low-cost, and energy
efficient construction design. Whisper Valley is relatively new,
established in 2016, and is still under development.
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NORTHWEST CROSSING, BEND, OREGON (EST.
1999)
NorthWest Crossing in Bend, Oregon, is an established
community dating back to 1999, and was developed in a similar
spirit as Whisper Valley. The residential units in NorthWest
Crossing range from multifamily to large single-family detached
units, on fairly compact uniform lots. The community also
has relatively large amounts of successful non-residential
development, including both retail and office space.
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CHAPTER 6

Public Input

SURVEY & MAPPING TOOL

54

76

ONLINE SURVEY
RESPONSES

COMMENTS ON THE
INTERACTIVE MAP

Public Input Introduction
The project team had planned several in-person events, in
addition to virtual options, to inform the public about the
master planning effort and gather input. However, due to

1,882

13

PROJECT
NOTIFICATION
POSTCARDS MAILED

STAKEHOLDER
INTERVIEWS

45

53

ATTENDEES AT
SOCIALLY DISTANCED
IN-PERSON EVENT ON
JULY 11TH

ATTENDEES AT FIRST
PUBLIC MEETING ON
JUNE 24TH

the coronavirus pandemic and public health concerns and
limitations on public gatherings, the project team shifted to
online and virtual engagement tools.

Public Outreach
The project team used Social Pinpoint to set up a website for
the plan and worked with individual community representatives
to share the website via their city websites and distribution
networks, including social media and city e-newsletters. The

29

10

ATTENDEES AT DESIGN
WORKSHOP PUBLIC
PRESENTATION ON
JULY 16TH

DESIGN WORKSHOP
FOCUS GROUPS
JULY 14TH – 16TH

website purpose is multi-faceted and allowed the project team
to begin gathering data through an online survey and mapping
tools and to continue this activity throughout the project for
iterative feedback. The project team updated the website
throughout the planning process to inform the community
on the progress of the plan and to post virtual public meeting

29

FINAL VIRTUAL
PUBLIC MEETING

102

recordings for those unable to attend the meetings. During
the public meetings Pigeonhole Live was utilized to engage
attendees in interactive sessions and gather feedback via Q&As,
polls, and surveys; the findings can be found in the Appendix.

PUBLIC OUTREACH: SOCIAL PINPOINT
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Public Input
Core Team
The Core Team met multiple times over the course of the
project, prior to public meetings and at critical points for
feedback and guidance. The team reviewed information
developed to present at the public meetings for public meeting
one, during the workshop on both Tuesday and Wednesday for
summary presentations, and two meetings prior to the third
public meeting to review the plan’s framework and provide input

Public Meetings
The purpose of the first virtual public meeting was to inform the
community of the project scope and goals, receive feedback
on the history of the community, and understand critical
factors within the study area. Comments from the public
were incorporated into the existing conditions summary and
supporting graphics.

to further refine the document recommendations.

At the end of the workshop, a second virtual public meeting was

Stakeholders

Campbellton based on feedback received from the ten workshop

The project team conducted one-on-one stakeholder interviews

focus groups discussed on page 102.

held to present the results and a preliminary concept plan for

to gain insight into the history of Campbellton, its needs,
potential challenges for successfully preserving the community,

During the third virtual public meeting a refined preferred

and strategies for implementing the master plan. Each city’s

concept plan and component strategies was presented.

staff and elected officials helped to identify stakeholders. Due

Community members were welcome to provide comment for

the coronavirus pandemic, the project team shifted from an

consideration by the PMT and the planning team. The meeting

initially planned in-person format to over the phone and video

was documented, and comments were incorporated into this

conference interviews. The project team compiled summary

document.

notes of these interviews, each of which lasted approximately 45
minutes to one hour.

Transportation Coordination Meeting
In accordance with ARC requirements, a single transportation
coordination meeting was held once the draft strategies had
been developed. Feedback from this meeting was incorporated
into the final recommendations and strategies.
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Socially Distanced Pop-Up Event
The Pop-Up Event provided an opportunity for community

The Pop-Up Event lasted five hours and had roughly 45

members to learn first-hand through a walking tour about the

attendees. Community members shared information about

planning efforts for the Campbellton Crossroads and to allow

the study area, shared their opinions, and learned more about

exploration of the history and nature of the study area.

Campbellton Crossroads.

Three stations in different parts of Campbellton Crossroads

Elected Official Meetings

provided places to stop and chat with a planner; the first

The planning team gave an initial public presentation to the

station was located at Campbellton Methodist Church which

respective city councils in both communities to introduce the

introduced people to the Campbellton Crossroads community

project and garner awareness. Toward the end of the project

and laid out the groundwork for the other stations. This station

process a summary of the draft master plan was presented by

became an informal question and answer time with the core

the planning team. An additional two meetings per community

team and community members and clarified the scope for

took place for a first reading at council work sessions and a

those with property in or around the study area. The second

second presentation for council adoption.

station, located at the Courthouse Marker, included a two-table
length print of the Historic Campbellton Timeline, see Chapter
2: Campbellton in the Past. The timeline highlighted the culture
and original identity of the study area. Within steps of the
Marker is Beavers House, historic cemeteries, and the Masonic
Lodge. The third, and last, station in Campbellton Park and had
two informational boards. One board displayed the existing
conditions of parks and open space within the study area and
the other board illustrated potential uses for these spaces
including the boat ramp, trails, a natural playground, and other
amenities. The intention of the station was for people to see the
existing natural beauty of the land and the close connection to
the Chattahoochee River.
Campbellton Park, the third station, of the Pop-Up Event including the two
informational boards used to generate conversation with the community.
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The Workshop
The project team hosted a three-day virtual workshop July 14
through July 16, 2020. The workshop included ten focus group
conversations scheduled on Tuesday, Wednesday and Thursday
with an informal presentation “pin up” at the conclusion of
each of the first two days. The team invited the public to a
more formal virtual presentation of workshop outcomes at the
conclusion of the third night. The focus groups covered the
following topics:

106

•

Infrastructure

•

Planning and Zoning

•

MRPA

•

Transportation

•

Parks & Open Space

•

Urban Form

•

Historic Preservation

•

Alternative Transportation

•

Development and Conservation

•

Economic Development

The topics considered by each focus group are listed below:

•

Urban Form: Consideration of three concepts (SMART
Community, Town Center/New Urbanist, Cluster/

•

Infrastructure: Utility and infrastructure issues in the area,

Conservation Development), catalyst sites and development

impact fees, sidewalks, and infrastructure alternatives such

nodes, preferred access and circulation plan, streetscape

as geothermal, wetland wastewater treatment, renewable

opportunities, and parking plan and strategies.
•

energy, and green infrastructure.
•

Planning and Zoning: Differences in the zoning regulations

restoration and documentation of history and preservation

in each city, zoning elements of focus for the framework

strategies.
•

plan, and options for incorporating regulations to align
development.
•

Alternative Transportation: Bicycle and pedestrian mobility,
consideration of golf carts, and potential for shuttle service.

MRPA: Review of three options for potential development

•

within the MRPA corridor.
•

Historic Preservation: Beavers House and old barn

Development and Conservation: Gateway concepts and
building form concept.

Transportation: Operational improvements,

•

Economic Development: Catalytic sites, programming

reconstituting the street grid, multi-modal transportation

options, economic development strategies, public investment

recommendations, roundabout at Campbellton-Fairburn

opportunities, and a short, medium, and long-term

Road and Cascade Palmetto Road, and slowing traffic

implementation strategy.

through the crossroads area.
•

Parks & Open Space: Open space network to link cultural
spaces, passive open spaces and programmed parks, a
gateway park, and amenity options.
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CHAPTER 7

Master Plan
Framework

Master Plan Framework
Overview
This master plan is the result of an iterative planning process

Ultimately, the plan is designed so that each community

with both communities. It is a flexible framework and the

of South Fulton and Chattahoochee Hills can work within

recommended guidelines are what will drive the physical

their government structures to create a development that is

development of the area and the economic implementation

congruent across invisible yet legal boundary lines, and benefits

strategies will guide future investments and concentration of

both communities. This effort is not an easy task and will take

efforts.

a concerted and persistent effort over the coming years on the
part of both communities from residential landowners to elected

The images, renderings and diagrams all tell the story of what

officials to the mayors. The greatest challenge will be consistent

the communities of South Fulton and Chattahoochee Hills

and clear communication and the second greatest will be the

desire to occur in Campbellton. A closer look at multi-modal

streamlining of zoning codes.

transportation and land use illustrate concepts discussed during
the planning process with community members, stakeholders
and community leaders.
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Suitability
Viewing the site and area from any one specific lens does not

of complication and the final development layout will ultimately

capture the holistic picture. After a thorough existing conditions

depend on how and if the area is re-analyzed.

analysis Ian McHarg style, the suitability analysis shows land with
limited suitability for development and conversely a suitability

Areas that are suitable for development a contain moderate

map shows areas suitable for development to help understand

slopes and they are without floodplains, floodways, state or

better why the master plan framework diagram is shown in the

municipal buffers. These are illustrated in the Suitability Map.

locations that it is and why.
The concentration of development within suitable areas is
Areas that contain limited suitability are the comprehensive

recommended, particularly where there is desire for greater

overlay of floodplains, floodways, state and local buffers, and

density, such as the hamlet core.

areas with slopes that are greater than 21% in grade. Developing
land within the MRPA boundary adds its own layer

EXISTING CONDITIONS: LIMITED SUITABILITY MAP
LEGEND
PARCELS
STUDY AREA
COUNTY BOUNDARY
CITY BOUNDARY
ROAD
GRAVEL ROAD
WATER BODY
2000’ CHATTAHOOCHEE
CORRIDOR (MRPA)
LIMITED SUITABILITY

112

N

NOT TO SCALE

EXISTING CONDITIONS: SUITABILITY AREA MAP

LEGEND

N

NOT TO SCALE

PARCELS
STUDY AREA
COUNTY BOUNDARY
CITY BOUNDARY
ROAD
GRAVEL ROAD
WATER BODY
GREENSPACE - APPROX. 150 TOTAL ACRES (NOT SUITABLE FOR DEVELOPMENT)
DEVELOPMENTALLY SUITABLE AREA - APPROX. 200 TOTAL ACRES
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Master Plan Framework
Guidelines
Districts
Three districts comprise the Campbellton area, the Community
Hamlet District, the Transitional Residential District and the
Rural Living District. Each district complements the other and
development should smoothly transition from one district to the
next. The districts each have a unique character and a specific
urban form that runs through the public realm.
Zoning recommendations accompany each district diagram
with up to ten elements that shape the character of the area
including building height, sidewalk width, front setback, side
setback, rear setback, vehicle parking, bioretention planters,
bicycle parking, planters and impervious area. Following each
district diagram are urban form strategies and imagery to
illustrate desired public realm elements, architectural style,
features and use opportunities.
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District Form
The District Form map illustrates nodes and potential locations

development intensity to the Community Hamlet District. There

for uses within the districts. The goal is congruent development

are historical resources that remain within the Chattahoochee

but it is only the intent of this master plan to put forward the

Hills limits and these further limit the development potential,

uses desired by the communities. The physical form of the

but provide a unique opportunity and historical grounding to the

community and specific locations of uses, community centers,

Crossroads Community that both Chattahoochee Hills and South

parking, parks and parklets will be decided in future phases of

Fulton can capitalize on.

the development area. The District Guidelines in this master
plan framework set the stage for form, spatial relationships,

Development within South Fulton has the flexibility to have

streetscape elements, and the desired architectural look and

greater density because it is not restricted by MRPA. Balancing

feel. It does not go as far as a pattern book, but it reflects the

the transition from the higher density mixed use within the

feedback and comments of the communities as a whole.

Community Hamlet District to the Transitional District and
then to Rural Living is illustrated in the detailed information

Development within Chattahoochee Hills will likely be of less

on the following pages that describes each district, includes a

density due to the Metropolitan River Protection Area (MRPA)

supportive three dimensional rendering, a three dimensional

restrictions. Concentrated development may occur along the

diagram illustrating the desired elements in each and a bulleted

west side of Campbellton Fairburn Road on the Bouckeart

list of regulatory strategies with supportive annotated imagery.

property as the area lends itself to re-analysis and transfer of
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DISTRICT FORM
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Community Hamlet District
The Community Hamlet District is the physical manifestation

existing intersection with a featured iconic sculpture announcing

of the “cluster” or “village” style development. High quality

the gateway for both the cities of Chattahoochee Hills and South

goods and services including boutique retail, specialty markets,

Fulton as well as Douglas County.

small grocery markets, Class A office, professional offices,
boutique lodging, a variety of restaurants, grocery, and beverage

The district’s urban formula is comprised of nine zoning

establishments - to name a few opportunities - are centered

elements: building height, front setback, side setback, rear

around a public park. The park and the Community Hamlet

setback, vehicle parking, sidewalk width, parallel parking and

District are connected with low volume, low speed streetscapes

planters, bicycle parking, and impervious surface. Illustrated on

and well-lit alley way whose design is focused on the public

the facing page, recommendations for these elements focus on

realm and pedestrian experience. A roundabout replaces the

creating a walkable, vibrant and safe streetscape.
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COMMUNITY HAMLET DISTRICT: PLAN VIEW
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COMMUNITY HAMLET DISTRICT: ZONING ELEMENT RECOMMENDATIONS DIAGRAM
Building Entry
Bicycle Parking
Orientation
Building entries must
face the street. Alley cutthroughs are encouraged
in mid-block locations.

Shared Parking
Located at the rear of
building to complement
on-street parallel parking.

Adjacent to the walkway and
easily accessible off the
roadway ensures bikes aren’t
in the way of pedestrians.

Bioretention
Planter
Reduces and improves water
quality runoff.

Street Tree Planter
Volume
Small trees: 300 cu ft
Medium trees: 600 cu ft
Large trees: 1000 cu ft

A

E
H
C

D

Sidewalk
Large sidewalks promote
walkability. Sidewalk width is
dependent on roadway type.

G

B

Zoning Elements: Design & Placement

I
13.5 ft

A
Building Height 			
					
					

45’ Max (roads and streets), 35’ Max. within MRPA
45’ Max. (commercial streets, avenues, boulevards),
35’ Max. within MRPA

B

Sidewalk Width			

10’-12’

C

Front Setback			

0’ Min / 5’ Max.

D

Side Setback			

0’ Min / 5’ Max.

E

Rear Setback			

0’ Min / 5’ Max.

F

Mid-Block
Crosswalk
Mid-block crosswalks are
incorporated to facilitate
safe street crossings where
heavy pedestrian traffic is
anticipated.

On-Street Parallel
Parking

F
Vehicle Parking			
		
G
Bioretention Planters		

75% in Rear of Building; 1 Aisle / 2 Rows Max. in Front
18’ Min. / 54’ Max.

Limited on street parking,
alternating with bioretention
planters, helps to calm and
slow traffic.

H

Bicycle Parking			

2 Spaces Min. / 1 Space Per 5,000 SF of Building Area

Roll Curb

I

Planter				

4.5’ Width (not including 1.5’ rolled curb/gutter)

J

Impervious Area 			

90% Max.

Generally, less expensive
these curbs are softer on
the eye and better mitigate
stormwater drainage.
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COMMUNITY HAMLET DISTRICT: 3D RENDERING
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COMMUNITY HAMLET DISTRICT:
REGULATORY STRATEGIES
Allowable Land Uses
•

Retail, restaurant, high quality goods and services, parks and

Large inviting store front
windows

open space, museums, galleries, outfitters, community event
space, theater, and community center
•

Office above retail opportunities - minimum of 10%/
maximum of 25% of total development gross square footage

Live/Work Opportunities
•

Restored one story eatery
with outdoor dining

A building or spaces within a building used for commercial
and residential purposes, where the residential use of space
is secondary to the primary use as a place of work

Hillside Developments
•

Incorporate a hillslope zoning section within the code or

Buildings with wide sidewalks to accommodate patio dining. MJP,
https://www.flickr.com/photos/jeremypullen/.

zoning ordinance that informs development on slopes
greater than 15%
•

Resolves discrepancies regarding building height

Varied storefront styles
and character create a
unique experience

measurement and protects the land, prevents erosion, and
preserves views

Community Centers & Exterior Gathering Spaces
•

Create shaded large exterior gathering spaces to foster

Wide sidewalks allow
seating, outdoor dining
and promote activity

community interaction outdoors in the form of community
greens, parks, and pocket parks
•

Community centers are focused on the outdoors, with
flexible buildings that can be closed off to the elements or
opened up to allow fresh air and sunlight
122

Building facade character.

Buildings frame public
pedestrian space

Outdoor seating and
dining activates the plaza
and encourages visitors
Residential, rentals,
or boutique hotel
opportunities above mixeduse spaces
Building forms and layouts that create dedicated spaces for pedestrian
gathering and outdoor events.

Good pedestrian scale for the Community Hamlet.

Simple architectural details and
large open windows are inviting

Community event space can
take on a modern farmhouse
feel, speaking to the rural
character of the area

Modern community center. BC Gov Photos, https://www.flickr.com/photos/
bcgovphotos/.
Stand alone buildings when appropriate.
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Transitional District
The Transitional District is just as the name implies, a transition

shift to single family homes on 1/8 acre and 1/4 acre lots. The

between the higher density Community Hamlet District to the

district is connected with low volume, low speed streetscapes

Rural Living District. As a medium density area, the district is

and a pedestrian greenway whose design is focused on the

close enough to the hamlet to allow pedestrians to walk there,

public realm and pedestrian experience. The district’s urban

while providing some separation of uses and more flexibility

formula is comprised on seven zoning elements: building

in terms of space, at approximately six to eight units per

height, front setback, side setback, rear setback, vehicle parking,

acre, average. In the zone adjacent to the Community Hamlet

sidewalk width, and impervious surface. Illustrated on the facing

District there is opportunity for mixed-use, live-work, and

page, recommendations for these elements focus on creating a

entrepreneurial workspace. The outer reaches of the district

walkable, vibrant, and safe medium density zone.
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TRANSITIONAL DISTRICT: PLAN VIEW
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TRANSITIONAL DISTRICT: ZONING ELEMENT RECOMMENDATIONS DIAGRAM
Vehicle Parking
Shared parking located at the rear
of building with two spaces per
unit. Permeable pavers used as
surfacing. In some settings this
area can also be a backyard with
a garage.

Driveway Access
Driveway to rear parking allows
easy access from both directions
and gives a pedestrian feel.

A
F
D

E

C

Raised Crosswalk

B

Crosswalk slows
incoming traffic and gives
pedestrians priority.

Landscape Bulb-Out
Zoning Elements: Design & Placement
A

Building Height 			

35’ Max.

B

Sidewalk Width			

6’ - 8’

C

Front Setback			

5’ Min / 10’ Max.

D

Side Setback			

5’ Min / 15’ Max.

E

Rear Setback			

10’ Min / 20’ Max.

F

Parking and/or Alley		

Rear (2 Spaces/Unit)

G

Impervious Area			

60% Max.
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Planted area helps to slow traffic
and added aesthetics.

Single Family + Medium
Density Housing With
Mixed-Use
A mix of single family homes and
townhomes provides medium
density with opportunity for first floor
retail, live-work space, restaurants,
and entrepreneurial workspaces.

TRANSITIONAL DISTRICT: 3D RENDERING
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TRANSITIONAL DISTRICT:
REGULATORY STRATEGIES

Space defining pedestrian
features

Allowable Land Uses
•

Density transitioning from six to eight units per acre adjacent
to the Community Hamlet District, to 1/4 and 1/8 acre lots

Shared community space
and amenities

adjacent to the Rural Living District
•

Live/work units and shared office/workspace for
entrepreneurs are limited to one to four per block face
adjacent to the Community Hamlet District

•

Community spaces between residential uses with seating, green space, and
amenities. UGArdener, https://www.flickr.com/photos/ugardener/.

High quality townhomes with a maximum of three attached
units

•

Single family homes on small lots

Hillside Developments
•

Slight setback of attached
housing affords privacy

Create a hillslope zoning section within the existing zoning
regulations that informs development on slopes greater than
15%

Exterior Gathering Spaces
•

Minimal parking infront

Create shaded, small exterior gathering spaces to foster

Front porch encourages
neighborly interaction

community interaction outdoors in the form of pocket parks
and housing amenities

Native plants in foundational
front yard landscape.
Two-story modern homes.
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Modern take on traditional
homes creates curb appeal

Access allys give easy access
to residential homes and hide
vehicular congestion

Two to three story buildings including commercial and residential mixed-uses.

Architectural styles and
detailing adds character

Use of cisterns and other
green infrastructure
techniques enhance the longterm value of the home

Opportunity for live and work
office/retail/studio on first floor,
living space on second floor
Minimal setbacks bring
entries close to the street

Parking hidden in rear of residential homes to reduce roadway clutter.

Two to three story townhomes with minimal setback.
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Rural Living District
The Rural Living District makes up the greatest acreage within

traffic, pedestrians and cyclists can share the road where

the Campbellton study area and includes a range of lot sizes

greenways are not feasible. The rural roads maintain the area’s

with provision for specialty and artisanal farmettes. The low

scenic rural quality and open feel. This district’s rural formula

density housing and open spaces area ranges from two to

is comprised of seven zoning elements: building height, front

four acre single family lots, four to six acre single family lots,

setback, side setback, rear setback, vehicle parking, sidewalk

and eight to ten acre farmette lots. Walkability and pedestrian

width, and impervious surface. Illustrated on the facing page,

connectivity is still key as Rural Living is within a mile of the

recommendations for these elements focus on creating a

Hamlet District; therefore, Rural Living is connected via rural

walkable, vibrant, and safe rural living zone.

roads and greenways. Given that the area anticipates less
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RURAL LIVING DISTRICT: PLAN VIEW
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RURAL LIVING DISTRICT: ZONING ELEMENT RECOMMENDATIONS DIAGRAM
Greenway
Mixed use paved path for
bicyclists and pedestrians.

A

E

F
D

C

B

Zoning Elements: Design & Placement
A

Building Height 			

35’ Max.

B

Sidewalk Width			

6’ - 8’ (optional)

C

Front Setback			

60’ Min

D

Side Setback			

25’ Min

E

Rear Setback			

50’ Min

F

Vehicle Parking			

N/A

G
Maximum Buildable Area
					
					
132

Square footage varies based on size of lot: 10
acres = 2% buildable area; 2 acres = 10% 		
buildable area

Bioswale
The bioswale is a buffer between the
greenway and the road while also
improving water quality runoff.

RURAL LIVING DISTRICT: 3D RENDERING
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RURAL LIVING DISTRICT:
REGULATORY STRATEGIES
Allowable Land Uses

Exterior Gathering Spaces

•

•

Residential lots range from two acre lots adjacent to the
Transitional Residential District to 10 acre lots

•

One to two community centers with small parks may be
included in this development district, ideally at strategic
locations where greenway trails can connect

•

Other potential allowable uses include a specialty artisan
farmette or an active senior living facility

134

Proposed greenway network connects the Rural Living
District to other districts

High quality small bungalows
with front porches are perfect for
retirees or professional with busy
schedules

Large front porches provide
curb appeal and make for nice
neighborhood mingling

Traditional Bungalow. RelajateconAna, https://www.flickr.com/photos/
relajateconana/.
Traditional cottages.

Larger scale homes with large
acreage and setbacks

Native planted gardens
require less fertilizer,
pesticides, maintenance,
and water

Large traditional homes. RelajateconAna, https://www.flickr.com/photos/
relajateconana/.

Two-story cottages with landscaped yards.
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Recommended
Transportation & Mobility
Improvements
Through community discussions, the workshop and focus group
a number of critical improvements rose to the surface. These
include:

Right Sizing Roads
•

Cascade Palmetto Highway

•

Campbellton Fairburn Road

•

Roundabouts

•

Stop control

•

HAWK

•
Operational Improvements

Mobility Options
Current the intersection of Campbellton Fairburn Road and Cascade Palmetto
Highway experience heavy truck traffic.
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•

Greenways

•

Pedestrian

•

Equestrian

•

Golf carts

•

Bikes

OVERALL RECOMMENDED TRANSPORTATION & MOBILITY IMPROVEMENTS DIAGRAM
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Right Sizing Roads
Campbellton Fairburn Road and Cascade Palmetto Highway both
have wide right-of-ways and are slated for future expansion into

Cascade Palmetto Highway
Cascade Palmetto Highway has an even wider right-of-way than

four lanes.

Campbellton Fairburn. The highway through the Campbellton

Campbellton Fariburn Road

to four lanes and the axon illustrates the expansion, location of

There are two potential options for streetscape improvements
that will require speed reductions. Option A separates out
an access road and parallel parking from the higher volume
highway. Option B places reverse angled parking directly
adjacent to the highway that would be paired with a significant
speed reduction through the area. Both options are for
consideration as the communities work with GDOT in future
studies and improvements to the roadway.
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study area is now a South Fulton road. It is slated for expansion
sidewalks, building setbacks and linear park.
Parking along this highway is not recommended. Wide sidewalks
functioning as multi-use paths may be coupled with the
additional green space for a linear park feel enhancing the rural
nature of the area.

RIGHT SIZING ROADS DIAGRAM
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CAMPBELLTON FAIRBURN ROAD, OPTIONS 1: AXON

Commercial /
Residential

8’-0”
12’-0” 8’-0” 11’-0”
Parallel Lane Buffer Lane
6’-0”
Sidewalk Parking
& 4’-0
Planting
Strip

Median separating parking access lane. S.
David, Flickr.
140

10’-5”
Lane

10’-5”
Center
Turn
Lane &
Planter

130’-0”
Existing ROW

10’-5”
Lane

11’-0” 8’-0” 12’-0” 8’-0”
10’-0”
Lane Buffer Lane Parallel
Parking Greenway
& 4’-0
Planting
Strip

Building facades face access lanes with parallel
parking.

Open Space

CAMPBELLTON FAIRBURN ROAD, OPTION 2: AXON

Commercial /
Residential

6’-0”-10’-0”
Sidewalk

10’-0”
Buffer

20’-0”
Back-in, Angle
Parking

11’-0”
Lane

10’-5” 10’-5”
Lane Center
Turn
Lane &
Planter

10’-5”
Lane

11’-0”
Lane

20’-0”
Back-in, Angle
Parking

10’-0”
10’-0”
Buffer Greenway

Open Space

130’-0”
Existing ROW

Back-in angle parking.

Sidewalks at buidling facades and parking.
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CASCADE-PALMETTO HIGHWAY: AXON

26’ - 30’
Optional
Linear
Park Space

11’-0” 10’-5” 10’-5” 10’-5”
Lane Lane Center Lane
Turn
Lane &
Planter

11’-0”
Lane

26’ - 30’
Optional
Linear
Park Space

10’ - 12’
Sidewalk
5’-0”
Setback

5’-0”

Setback

Commercial /
Residential

10’ - 12’
Sidewalk

Commercial /
Residential

150’-0”
Existing ROW

Streetscape in Detroit, MI with sustainable
landscaping, multi-use sidewalks, pedestrian
lighting, benches, and trash receptacles.
142

Roadway with median separates traffic
flow. Metro Transportation Planning and
Development, https://www.flickr.com/photos/
metrorto/.

Landscape buffers at roadway incorporates
bioretention.

This page is left intentionally blank.
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Operational Improvements
Several operational improvements are recommended to
improve and manage traffic flow, and safety for vehicles and
pedestrians.

Roundabouts
Three roundabouts are recommended. A roundabout at
the intersection of Campbellton Fairburn Road and Cascade
Palmetto Highway coupled with a speed reduction on both
major roads through the study area will improve vehicular
safety and provide a means for safe pedestrian, equestrian

Roundabout intersection. Liang Jinjian, https://www.flickr.com/photos/liangjinjian/

and bicycling crossings. This roundabout is further explored in
Chapter 8: Implementation Strategies as a potential development
scenario.
A second roundabout is recommended for the intersection
of Fairburn Campbellton Road and Campbellton Fairburn
Road just south of the Chattahoochee River. The roundabout
will encourage safe east-west crossing into and out of the
developments on either side of the highway for vehicles and

Stop Contol
A traffic stop light or stop sign is recommended at the
intersection of Cascade Palmetto and Cochran Mill Road. There
is a heavy prescence of the cycling community that utilize this
intersection to access the Silk Sheets cycling route, therefore
safety is critical at this intersection.

pedestrians.

HAWK Signalized Crossing

A third roundabout is recommended for the intersection along

recommended where the proposed north-south multi-use trail

Cascade Palmetto where the multi-use trail is proposed to
cross the highway. It will allow for speed control and traffic flow
improvements as well as pedestrian, equestrian and golf cart
crossings.
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A HAWK (High-Intensity Activated crossWalK) beacon signal is
crosses Campbellton Fairburn Road. It will allow trail users to
activate flashing lights to allow safe passage across the busy
road. The HAWK should be coupled with a pedestrian safety
island in the middle of the road and reduced speeds in this zone.

OPERATIONAL IMPROVEMENTS DIAGRAM
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Streetscape Typologies
Streetscape typologies define the transportation corridors of
the entire Campbellton area in terms of lane widths, medians,
planting buffers, on-street parking, greenways, and sidewalks.
They illustrate the extent of right-of-way and building frontage
setbacks and potential greenway locations and character.

Main Street
The main street typology illustrates the spatial relationships of
mixed-use buildings, sidewalks, planters and parking. Buildings
are pushed up close to the road right-of-way with minimal
setbacks to encourage a pedestrianized streetscape feel. Parallel
parking along the road encourages easy access to businesses
(with parking in rear as well) and traffic calming. Planters break
up parking and allow for elements like street trees for shade and
street lighting for safety. Sidewalk seating and outdoor patio/
dining is encouraged. Rolled curbs are recommended in this
section to soften the transition from street to sidewalk.
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Local Road
The local road is a pared down version of main street with many
of the same elements but suited to a reduced right-of-way and
lower volume vehicular and pedestrian traffic. Rolled curbs are
recommended in this section to soften the transition from street
to sidewalk.

Rural Road
The rural road does not have curbs and includes an optional
bioswale (with native plant seeding) for stormwater runoff. A
greenway and rural fencing may or may not be present.

STREETSCAPE TYPOLOGY DIAGRAM
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MAIN STREET: AXON

Street trees lining Downtown Duluth, GA.
148

4’-6’
Plant
Strip

8’-0”
Parallel
Parking

11’-0”
Lane

German Village, OH offers pedestrians large
sidewalks and minimal setback distance.

11’-0”
Lane

8’-0”
Parallel
Parking

4’-6’
Plant
Strip

1’-0”
Rollcurb

10’-12’
Sidewalk

1’-0”
Rollcurb

Commercial / Residential

0’-5’
Setback

Highlands, NC historic node.

10’-12’
Sidewalk

Raised crosswalks help to slow traffic.

6’ - 8’
Sidewalk

8’-0”
Parallel
Parking or
Planter

1’-0”
Rollcurb

Commercial / Residential

0’ - 5’
Setback

11’-0”
Lane

11’-0”
Lane

8’-0”
Parallel
Parking or
Planter

1’-0”
Rollcurb

LOCAL ROAD: AXON

6’ - 8’
Sidewalk

Wide sidewalks, tree lined roads, and crosswalks
in Detroit, MI.
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24’
Landscape with Bioswale

22’-0”
Roadway

12’ - 14’
Landscape
with Bioswale

2’-4’
Clear
Zone

RURAL ROAD: AXON

70’
ROW

Green infrastructure adjacent to roadway at
Grand Rapids, MI.
150

Rural open land adjacent to roadways.

10’-12’
Greenway

This page is left intentionally blank.
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Multi-Modal Transportation
The communities of South Fulton and Chattahoochee Hills
desire a walkable and vibrant community center. Multi-modal
transportation for Campbellton includes recommendations on

Pedestrian Greenway Section One
The first proposed section is for scenarios where the trail is
located off-road, typically through open space and on-grade.

greenway expansion and connection to proposed trail systems
such as the Chattahoochee RiverLands Greenway and Blueway

Pedestrian Greenway Section Two

as well as the Silk Sheets and Dirty Sheets routes to the south.

Section two is for scenarios where the trail is located adjacent to
the road and separated, ideally, by a planting strip.

The ‘last mile’ in Campbellton is critical for these pedestrian
pathways to connect adjacent subdivisions and communities
to the larger regional proposed trails and the Crossroads

Pedestrian Greenway Section Three

Community itself. The communities desire the greenways to

Section three specifically applies to Cochran Road as it travels

provide means of travel for pedestrians on foot, bicyclists/

adjacent to the Beavers House and continues east, connecting

cyclists, mountain bikers, equestrians and golf carts.

to Campbellton Park. The recommendations are to either
implement a shared use path with limited vehicular access (to

Future planning for the trails and their particular users is key as

Campbellton Park and for local residents) or to implement an

a number of the desired user types do have conflicting safety

advisory lane that is appropriate for low volume roads and

concerns. Horses are spooked easily by cyclists, mountain

marks out a safe lane for pedestrians and cyclists.

bikers and golf carts. Golf cart speed limits will be critical on the
routes allowed. Trail etiquette and education will be critical to
addressing potential user conflicts and safety.
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City of Longmont, https://www.flickr.com/photos/longmontcolorado/.
photos/longmontcolorado/.

City of Longmont, https://www.flickr.com/photos/longmontcolorado/.

Waysides

Clear Zones

For all multi-use path and trail alignments, Eight to ten foot

On both sides of the trail a two to four foot wide crusher fine

wide waysides are recommended at a minimum of quarter

(decomposed granite or M10) is recommended for joggers

mile intervals to give trail users the opportunity to rest, move

and equestrians. This buffer also helps keep vegetation from

out of the way of faster moving trail users, and to observe and

encroaching into the trail corridor and maintains a safe clear

appreciate nature.

zone.
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MULTI-MODAL TRANSPORTATION DIAGRAM
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N

NOT TO SCALE

PEDESTRIAN GREENWAY: SECTION ONE

2’ - 4’
Crusher
Fine
Clear
Zone

Multi-use trail in Everglades National Park.

10’-12’
Greenway

8’ - 10’
Wayside

Rural pedestrian trail through open space. Ken
Radcliff, https://www.flickr.com/photos/kenspix/.
com
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PEDESTRIAN GREENWAY: SECTION TWO

8’ - 10’
Wayside

10’-12’
Greenway

Greenway with tree buffer at roadway. E Russel,
https://www.flickr.com/photos/erussell1984/
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2’ - 4’ 4’ - 10’
Crusher Planting
Fine Clear Strip
Zone

Road

Multi-use trail protected from roadway.

PEDESTRIAN GREENWAY: SECTION THREE

Beavers House

4’
Entry
Walk

Campbellton Park

Bikers on shared multi-use path and road.

2’ - 4’
Crusher Fine
Clear Zone

22’
Shared Multi-Use Path/
Access Road (Limited
Vehicular Access)

2’ - 4’
Crusher Fine
Clear Zone

60’
ROW

Advisory bike lane on low volume roadway.
Northeastern Delft, https://www.flickr.com/
photos/transportation-netherlands/
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CHAPTER 8

Implementation
Strategies
Summary

THE

160

FIVE STRATEGIES

1

HISTORIC PRESERVATION

2

INFRASTRUCTURE IMPROVEMENTS

3

TRANSPORTATION & MULTI-MODAL IMPROVEMENTS

4

DEVELOPMENT & CONSERVATION

5

URBAN FORM & REGULATORY GUIDELINES

Implementation Strategies
Overview
Guiding development in Campbellton as a series of nodes within

The implementation sub-strategies are grouped by type and

a rural landscape requires decision making by both communities

identified through a chart and numbering system of 1A, 1B,

to be tested against the design framework principles. The

1C, etc. Many of the strategies are focused on economic

five overarching strategies in this chapter provide a road

development, and those recommendations are incorporated

map of specific actions to take to work toward the vision and

into the appropriate sub-strategies, designated with a

recommendations presented in the Master Plan Framework.

symbol.

$

The five overarching strategies are:

Historic Preservation
Infrastructure Improvements
Transportation and Multi-Modal Improvements
Development and Conservation
Urban Form and Regulatory Guidelines
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Catalyst Projects
Four of the sub-strategies are identified as priority catalyst
projects, and are accompanied with a potential development
scenario. These catalyst projects are identified to illustrate
how, once implemented, they can spur a process for successful
redevelopment patterns. The projects are designated with a

C

symbol.
The map on the facing page illustrates and identifies the catalyst
projects within its corresponding, overarching sub-strategy, each
project is further explored through a diagrammatic plan and an
infographic illustrating an approach to potential development.
The approach begins with creative initial opportunities such as
pop-up events all the way through construction.
The catalyst projects are:
3D: The Crossroads
3K: Campbellton Crossroads Multi-Use Trail
4C: Community Arts & Cultural Event Space
4E: Campbellton Park

Chattahoochee River morning fog.
Photo by Stephen Rahn, https://www.flickr.com/photos/spaceritual/
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CATALYST PROJECT MAP
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CAMPBELLTON CROSSROADS MULTI-USE TRAIL
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COMMUNITY ARTS & CULTURAL EVENT SPACE

4E

CAMPBELLTON PARK

NOT TO SCALE
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1

Historic Preservation

Historic Preservation is a priority implementation strategy

1C: Historic Courthouse Square Approach. Create a historic

identified by both communities and discussed in depth during

restoration and preservation plan for the original courthouse

the Workshop, and with each city’s historic commission. It is

square and existing historic features including the Courthouse

critical to maintaining and further strengthening placemaking

Marker and the stone work encircling it.

in Campbellton Crossroads as the area adapts and adjusts
to changing conditions and renewed interest. Identifying and

1D: Stabilize and Restore the Beavers House. Develop a

highlighting the unwritten, oral histories of the area is a critical

preservation plan for the house and surrounding property to

component to augmenting the existing documented history and

protect and preserve the historic features and landscape. As infill

telling the full story of Campbellton.

and development occurs in the area, future preservation and
interpretation can be incorporated at a later date. Preservation

1A: Collect Unwritten History. The historic commissions of

of the Beavers House should follow a restoration and

both cities should work together to hire a consultant team to

stabilization approach with surrounding infill versus renovation

collect and focus on the hidden stories of the area that are not

and reuse. Short term steps to stabilize the house as it is and

told or recorded through traditional means. This process would

keep it from further degradation is critical.

involve research, development of an archive, and consideration
of how to communicate these stories and provide public access

1E: Create a Local Historic District. The City of Chattahoochee

to research collected.

Hills should create a locally designated historic district for
Campbellton Crossroads. This would provide protective

1B: Wayfinding and Technology. Hire a consultant to

measures over the key remaining historic buildings and

identify and present wayfinding and signage that incorporates

cemeteries within the study area. This should coincide with

technology and intersects with history and tourism.

a National Register nomination. Once a National Register
nomination is complete, property owners are eligible for
rehabilitation tax credits, an incentive for good development.

164

STRATEGY

ACTION

COST

YEAR

RESPONSIBLE PARTY

FUNDING SOURCE

2021-2025

CoCH and CoSF
Historic Commissions/
Staff. Partnerships with
GSU, UGA, and KSU

National Trust; NEA; NEH;
Georgia Endowment for the
Humanities; Georgia Humanities

Collect Unwritten History

1A

$150,000

Wayfinding and Technology

1B

Historic Courthouse Square
Approach

1C

Stabilize and Restore the
Beavers House and Property

1D

1E

$

Create a Locally Designated
Historic District

$80,000

2021-2025

COCH and CoSF

NEA; NEH; Georgia Endowment
for the Humanities; Georgia
Humanities; Georgia Historic
Landscape Preservation Grants

$30,000

2021-2025

CoCH

General Fund

$1,000,000 to
$3,000,000*

2021-2025

CoCH

SPLOST; General Fund; Bond

$50,000

2021-2022

CoCH

General Fund

*Ideally the house and property would be stabilized and restored at one time, but to allow for flexibility in funding a low end range to
a high end range is provided.
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2

Infrastructure Improvements Prioritization

Infrastructure Improvements are at the top of the economic

2C: Internet Expansion and Improvements. Chattahoochee

development strategies list. Sewer expansion and improvements

Hills is working on alternatives to bring Internet to more parts of

are critical to any future improvements and development that

the city. As development starts to occur, more providers will be

occurs in the area.

attracted. Both cities can reach out to service providers now to
let them know about the planned development in Campbellton

2A: Sewer Expansion and Improvements. Sewer is one of the

Crossroads and to start the first steps in bringing better service

biggest challenges to development in the area. Expansion will

to both communities.

need to take place for development to occur. Fulton County
identified sewer expansion planning for the area in the next 10-

2D: Bury Electrical Power Lines. Existing electrical lines are

year time frame of 2020-2029. Proposed improvements include

above ground creating visual clutter and hazards during storm

a lift station to facilitate gravity fed sewer connections. A force

events. As Campbellton developments are further planned,

main would connect the lift station to the Camp Creek Treatment

make accommodations to move electrical lines below ground.

Facility. This timeline could accelerate based on ongoing

Both cities can reach out to Greystone Power now to start initial

development.

discussions about the work.

2B: Water Expansion and Improvements. Current water
line pipes are sized for the rural demand and low-intensity
development. An increase in intensity means that the water lines
will need to be upgraded and sized for anticipated demand.
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STRATEGY
2A

$
2B

$
2C

$

DESCRIPTION/ACTION

COST

YEAR

RESPONSIBLE PARTY

FUNDING SOURCE

Sewer Expansion and
Improvements

Staff Time

2020-2030

CoCH and CoSF

Fulton County Sewer Expansion
Program

Water Expansion and
Improvements

$3,000,000

2020-2030

CoCH, CoSF and CoA

SPLOST; General Fund; Bond;
TAD (CoSF)

Internet Expansion and
Improvements

Staff Time

2020-2030

COCH and CoSF

N/A

$250K/quarter
mile

2020-2040

CoCH and CoSF

General Fund; TAD (CoSF)

Bury Electrical Power Lines

2D

$

8 : I M P L E M E N T A T I O N S T R A T E G I E S | HISTO RI C C A MP BEL LTON C ROSSROA DS MA ST ER P L A N

167

3

Transport & Multi-Modal Improvements

Transportation and Multi-Modal Improvements are critical

3B: Expand Campbellton Fairburn Road. Coordinate with the

for overall safety within Campbellton Crossroads. The sub-

transportation improvements already planned for Campbellton

strategies outlined in this section are a series of vehicular,

Fairburn Road and the recommendations for the streetscape

pedestrian, and multi-modal approaches to accommodate

elements in this master plan. The sections presented under

the demand of future development and address fundamental

Right Sizing Roads in Chapter 7: Master Plan Framework present

safety concerns. Strategy 3D: The Crossroads is a priority strategy

two options.

critical to moving the recommendations and vision of the
Campbellton Crossroads Master Plan Framework forward.

3C: Expand Cascade Palmetto Highway. Coordinate with the

Many of these strategies are contingent on coordination with

transportation improvements already planned for Cascade

the expansion of both Campbellton Fairburn Road and Cascade

Palmetto Highway and the recommendations for the streetscape

Palmetto Highway. Implementation of multi-use trail projects,

elements in this master plan. The section presented in the

particularly if pursuing federal and state funding will require

streetscape typologies offers an option to include wide sidewalks

further feasibility studies that must consider vehicular roadway

on both sides of the road, and provide a linear park like buffer

expansion.

between the traffic and sidewalks.

3A: Speed Reduction Zone Study. The goal is to create a speed

3D: The Crossroads. Creating a multi-lane roundabout

reduction zone within the Campbellton Crossroads study area

that accommodates the planned widening of both Cascade

limits. It is important to start the study when traffic patterns

Palmetto Highway and Campbellton Fairburn Road will make

return to a relatively normal pattern as COVID-19 impacts have

the intersection safer for both vehicles and pedestrians. Where

dramatically decreased typical traffic patterns; this should be

there may be trail crossings near the roundabout, at grade

complete at a later date when development occurs.

HAWK (High Intensity Activated Crosswalk) signals and RRFBs
(Rectangular Rapid Flashing Beacon) are favorable strategies.
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3E: Parking Master Plan. Conduct a parking and access study

3H: HAWK Signal Installation. A HAWK crossing on

that accounts for future increased traffic demand and parking

Campbellton Fairburn Road at the intersection of the proposed

demand for the Campbellton Crossroads area given factors like

multi-use trail will allow for safe pedestrian, equestrian and golf

the new boat ramp and the proposed Chattahoochee RiverLands

cart crossings.

Greenway and Blueway. Factors to consider for mobility and
access to the area includes regional tourism, nearby park

3I: Traffic Stop Light Installation. Consider installation of

access (such as Cochran Mill), and potential parking overflow. A

traffic signals with the expansion of Cascade Palmetto Highway.

recreational master plan update may also be needed to identify

Designs should include pedestrian and cyclist accommodations

potential locations for trailhead and parking access as well as

such as crosswalks and sidewalks to facilitate safe passage

ways to mitigate and ease intensified use on already overloaded

through the intersection.

parking systems. Consider a regional shuttle for transportation
mobility and access to recreational destinations (long term).

3J: Allocate Federal Earmarked Funds. Chattahoochee Hills
has federally earmarked funds for trails. Focusing the funding

3F: Roundabout at Fairburn Campbellton Road/Campbellton

on trails that interconnect within the Campbellton area would

Fairburn Road. A roundabout at the intersection of

connect both Chattahoochee Hills and South Fulton directly to

Campbellton Fairburn Road and Fairburn Campbellton Road will

the Chattahoochee River and Campbellton Park. This should be a

accommodate future traffic east and west and provide a point

collaborative effort between both cities.

for traffic to slow down coming into the Campbellton Crossroads
3K: Campbellton Crossroads Multi-Use Trail Installation.

community.

A feasibility study is the next step for the proposed multi-use
3G: Roundabout at Cascade Palmetto and Campbellton

path connections within Campbellton Crossroads. Trailhead

Crossroads Multi-Use Trail. Install a roundabout at the

funding may be considered as part of a larger feasibility study

intersection of Cascade Palmetto and the future multi-use

for the proposed multi-use path connections within Campbellton

path connecting South Fulton to Chattahoochee Hills and

Crossroads.

Campbellton Park.
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STRATEGY

DESCRIPTION/ACTION

COST

YEAR

RESPONSIBLE PARTY

FUNDING SOURCE

3A

Speed Reduction Zone Study

Staff Time

2021-2022

CoCH and CoSF, GDOT

General Fund

3B

Expand Campbellton
Fairburn Road

$5,000,000

2021-2025

CoCH, GDOT

TSPLOST, SPLOST, CMAQ, LCI

Expand Cascade Palmetto
Highway

$5,000,000

2021-2025

CoSF, GDOT

TSPLOST, SPLOST, CMAQ, LCI

The Crossroads

$3,000,000

2021-2030

CoCH and CoSF

GTIB (GA Transportation
Infrastructure Bank), SPLOST,
TSPLOST

$75,000

2021-2025

CoCH and CoSF

CDAP, General Fund

CoCH, County, GDOT

GTIB, TSPLOST, SPLOST, General
Fund, Bond

$
3C

$

3D

C$
3E

Parking Master Plan

3F

Roundabout at Fairburn
Campbellton Road/
Campbellton Fairburn Road

$1,500,000

2025

3G

Roundabout at Cascade
Palmetto and Campbellton
Crossroads Multi-Use Trail

$1,500,00

2030
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GTIB, TSPLOST, SPLOST, General
Fund, Bond

STRATEGY
3H

DESCRIPTION/ACTION

COST

YEAR

RESPONSIBLE PARTY

FUNDING SOURCE

HAWK Signal Installation

$225,000

2021-2025

CoCH and CoSF

TSPLOST, SPLOST, General Fund,
Bond

Traffic Stop Light
Installation

$500,000

2021-2025

COCH and CoSF

TSPLOST, SPLOST, General Fund,
Bond

Allocate Federal Earmarked
Funds for Trails

Staff Time

2021

CoCH

TBD

Campbellton Crossroads
Multi-Use Trail Installation

$2,500,000

2025-2030

CoCH and CoSF

TSPLOST, SPLOST, General Fund,
Bond

$
3I

$

3J

$

3K

$C
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The Crossroads

The Campbellton Fairburn-Cascade Palmetto Roads intersection

The Process

is the defining feature of the area as it currently exists. A visitor
may drive through without ever knowing the area’s rich history
and what lies just a few blocks away near the Chattahoochee

1

Develop construction plans for a roundabout at
Campbellton Fairburn and Cascade Palmetto Roads (18
months).

2

Pursue funding of roundabout through local and state
resources with a target for construction (3-5 years).

3

Work with GDOT to consider a speed limit reduction
study concurrent with planning for additional
roundabouts along the corridor. (5 to 10 years).

River. Revitalizing this intersection will expand opportunities
beyond this node, by laying the foundation for the road network
and improving multi-modal safety in navigating from north to
south and east to west.
1

2

1. JinJian Liang, https://www.flickr.com/photos/liangjinjian/
2. Richard Drdul, https://www.flickr.com/photos/drdul/
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Campbellton Crossroads
Multi-Use Trail

Connecting the Campbellton Crossroads area with the Le Jardin
subdivision and the greater South Fulton area will allow for
visitors and residents of South Fulton to have direct pedestrian,

The Process
1

Complete feasibility study.

2

Complete construction documents.

3

Dedicate local funds to construct trail.

bicycle, golf cart, and equestrian access to the historic area,
Campbellton Park, and the Chattahoochee River.

1

1. Virginia State Parks, https://www.flickr.com/photos/vastateparksstaff/
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4

Development & Conservation

Development and Conservation encompasses the

Creating a tour loop for different types of tourists (agrarian,

balancing act between areas identified for more concentrated

cyclists, nature enthusiasts, equestrians, foodies) will help

development and the preservation of open space including

communicate what the communities have to offer and support

parks. The strategy is a multi-faceted approach of consolidating

the hard working residents and entrepreneurs in the area.

developable parcels and reconciling land area that is
developable within the MRPA, to defining tourism opportunities,

4C: Community Arts & Cultural Event Space. A catalyst project,

to the identification of catalytic projects to spur placemaking and

this sub-strategy is explored further in the following two pages.

interest in Campbellton Crossroads.

Develop a plan to renovate the Methodist Church and the
surrounding landscape including the cemetery, including historic

4A: MRPA Strategy. Identifying a single developer that can

preservation opportunities.

provide a coherent approach and consolidate parcels will
provide more clarity and flexibility on what can be done for

4D: Gateways, Parklets, and Nodes. Capture the roundabout

Campbellton as a whole. It simplifies the process of applying

interior space as a park and gateway to Campbellton with iconic

for re-analysis of the MRPA vulnerability zones and removes

art. Create a call for artists to curate a sculpture for the center of

complicated legal hurdles. Cross-jurisdictional coordination

the roundabout, through a community driven process. Identify

between both Chattahoochee Hills and South Fulton will be

wayside or rest nodes associated with the trails at a minimum of

required as one municipality will assume the primary role as

every quarter mile so that users of all ages and abilities can have

applicant for any proposed development to the Atlanta Regional

convenient places to stop and rejuvenate. Encourage community

Commission (ARC).

parklets and community center nodes to facilitate neighborhood
activities and outdoor social interaction.

4B: Tourism Draw. Work with the Georgia Department of
Economic Development to update material and information
about the area in both physical print form and on the Internet.
176

4E: Campbellton Park. Campbellton Park is poised to become

•

a regional draw. The Georgia Department of Natural Resources

A restored Beavers House (discussed in Strategy 1, Historic
Preservation)

recently construct a boat ramp on the riverfront. Other
amenities will include:

This park space will soon serve as a recreational destination
and driver of future community build-out, therefore it is a high

•

A connection to the Chattahoochee RiverLands multi-use

priority catalyst project.

Greenway Trail and Blueway;

STRATEGY
4A

$

4B
4C

$
$C

4D
4E

$C

DESCRIPTION/ACTION

COST

YEAR

RESPONSIBLE PARTY

FUNDING SOURCE

MRPA Strategy

Staff Time

2020-2025

CoCH and CoSF

N/A

Tourism Draw

Staff Time

2020-2025

CoCH and CoSF

N/A

Community Arts & Cultural
Event Space

$3,000,000

2020-2030

CoCH, CoSF, and Local
Partnerships

General Fund; Georgia
Humanities

Gateways, Parklets and
Nodes

$100,000

2022

CoCH and CoSF

SPLOST, General Fund, Bond

Campbellton Park

$50,000

2022

CoCH

General Fund
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Community Arts &
Cultural Event Space
The former United Methodist Church, a focal point of

The Process

Campbellton Crossroads with many of its original settlers
interred in its cemetery, is an opportunity for a future
community arts and cultural event space and theater. By infilling

1

Establish a joint committee between Chattahoochee
Hills and South Fulton to oversee the arts and culture
events and programming for Campbellton Crossroads.

2

Program events in the existing space jointly with
Chattahoochee Hills and South Fulton; develop a
calendar: farmers markets, arts markets, cycling events,
etc.

nearby properties with restaurants and commercial amenities,
this area can quickly become a hub of activity that prioritizes
the pedestrian over the heavy traffic at the intersection of
Campbellton Fairburn and Cascade Palmetto Roads. Opportunity
for an outdoor, flexible space sets the stage for interactive

3

Develop plans for renovate the church and outdoor
space improvements.

4

Renovate the church and implement outdoor space
improvements.

5

Partner with a developer to design and develop nearby
infill opportunities.

historic interpretation, farmers markets, community events,
and support space for ongoing community activities such as the
weekend cycling meet ups.
1

3
2

1. King County Parks, https://www.flickr.
com/photos/kingcountyparks/
2. Dallas Habitat Photos, https://www.
flickr.com/photos/dallashabitatphotos/
3. Gemma Billings, https://www.flickr.com/
photos/gemmamei/
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Campbellton Park

The focus group for parks and open space discussed the overlap

The Process

of the park with the RiverLands project. An overarching idea
was to expand the park under the bridge to the west to create
a “riverfront park” aligning with the RiverLands plan. Other

1

Boat ramp is installed.

2

Outfitter opens.

3

Campbellton Park Master Plan is updated to
incorporate The RiverLands recommendations.

4

Coordinate with historic preservation of Beavers House
and site wide wayfinding and placemaking.

5

Interim pedestrian and bike ferry operated by outfitter.

6

Construct a formal ferry.

7

Campbellton Park is expanded to the west side of
Campbellton Fairburn Road.

8

The RiverLands Trail along the Chattahoochee River is
constructed.

9

A pedestrian bridge is designed and installed across the
Chattahoochee River.

ideas of note were to celebrate the historic ferry by creating
a pedestrian and bike ferry in the historic or nearby location.
Connecting a trail under the bridge on the south side of the
river and building a separate pedestrian bridge across the
river to Douglas County and the RiverLands proposed route
are excellent opportunities for creating regional connections.
Paddle-in tent camping is another amenity Campbellton Park
could provide and manage through a third-party operator.
1

2

10

Community node development is spurred by progress
within the park.
1. Steve Harwood, https://www.flickr.com/photos/captkodak/
2. Virginia State Parks, https://www.flickr.com/photos/vastateparksstaff/
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5

Urban Form & Regulatory Guidelines

Urban Form and Regulatory Guidelines are thoroughly

5B: Placemaking. Spending time, energy, and resources to

explored in Chapter 7: Master Plan Framework. This section pulls

create a meaningful wayfinding and interpretive package

out several critical components that will assist with the overall

specifically for Campbellton will help infuse the hamlet, as it

implementation of the desired urban form and regulation

develops, with a strong sense of place and unique character.

recommendations.

Identify community nodes within the districts that provide
unique experiences for residents and visitors. This includes

5A: Zoning and Land Use Recommendations. Streamline

community wayfinding and interpretation. Potential nodes

zoning and land use for both communities so that they facilitate

include a river overlook community node, community arts

congruent development, define the intensity level, recommend

and event center or theater, restaurants, boutique hotels,

architectural form and massing for appropriate human scale,

interpretive historic trailheads and landscape features

and encourage higher quality development. Maintain land

manifested as trail nodes and rest areas throughout the

surrounding Campbellton as agricultural land use. Identify

crossroads.

critical viewshed corridors (from the courthouse monument to
the northeast looking at the Chattahoochee River) to preserve

5C: Create a Pattern Book. An architectural style guide or

the rural quality and character of the area. Incorporate the

pattern book takes a deeper dive into appropriate architectural

viewsheds into the overlay districts. See Chapter 7: Master Plan

styles and features that respect the cultural integrity of the

Framework for specific regulatory recommendations.

region. The book identifies the styles, materials and colors that
would work well together and goes into greater depth on design
and aesthetics a developer should consider and incorporate.
This may be done as part of a particular developer’s first steps in
refining the next steps of the vision for Campbellton. This can be

182

completed concurrent with 5A.

5D: Provide Live/Work & Entrepreneurial Opportunities.

support small local businesses. Additionally, both communities

Allowing for live/work and entrepreneurial spaces and

may work together to develop a program to encourage and

opportunities is a first step in adapting the existing city codes to

support small local businesses within Campbellton Crossroads.

STRATEGY

DESCRIPTION/ACTION

COST

YEAR

RESPONSIBLE PARTY

FUNDING SOURCE

5A

Zoning and Land Use
Recommendations

$75,000

2021

CoCH and CoSF

General Fund

5B

Placemaking

$75,000

2023

CoCH and CoSF

General Fund, NEA, NEH,
Georgia Humanities

5C

Create a Pattern Book

$100,000

2021-2023

CoCH and CoSF

General Fund, LCI, or CDAP

5D

Provide Live/Work
& Entrepreneurial
Opportunities

$75,000

2021

CoCH and CoSF

General Fund

$

$
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Summary &
Recommendations
Identifying public investment opportunities and further vetting
potential funding sources is a first step for each city toward
bringing the vision of Campbellton Crossroads to fruition.
A potential development horizon might follow this timeline
although it depends on several critical factors to occur before

Chattahoochee Hills may choose to investigate the potential
of a Tax Allocation District (TAD) to support growth, public
infrastructure, maintenance and public amenity offerings.
The timeline horizon is as follows:

any development is possible. Those factors include:
•

Investment in utility upgrades, specifically sewer to the
Campbellton Crossroads area.

•

Investment in traffic and safety improvements including
a roundabout at the main intersection of Campbellton
Fairburn Road and Cascade Palmetto Highway, as well as
other critical safety improvements such as HAWKs and traffic
light installation.

•

Investment in Campbellton Park as a regional draw along
with amenities and services to accommodate for increased
use.

•

Investment in the Campbellton Crossroads Multi-Use Trail to
connect South Fulton residents to Campbellton Crossroads,
Campbellton Park and the Chattahoochee River.

184

0-5 YEARS
• Recognize assets
• Codify policy/regulations
• Building relationships/coalitions

6-10 YEARS
• Implementation and construction of infrastructure
• Expand assets (tourism)

11-20 YEARS
• Realize development

This page is left intentionally blank.
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Appendix A- Sources & Cited Works
Historic + Cultural Documents
“Campbell County.” Historical Collections of Georgia: Containing the Most Interesting Facts, Traditions, Biographical Sketches, Anecdotes, Etc.,
Relating to Its History and Antiquities, from Its First Settlement to the Present Time, Compiled from Original Records and Official Documents,
Illustrated by Nearly One Hundred Engravings, by George White, Pudney & Russell, 1854, pp. 292–293.
“Campbell County Pioneers - Gorman - Aderhold - Kolb - Knott - Love - Beall - 1820s -1895.” Way Making, 8 May 2011, www.
waymarking.com/waymarks/WMBD4C_Campbell_County_Pioneers_Gorman_Aderhold_Kolb_Knott_Love_Beall_1820s_1895.
Cooper, Lisa Land. Every Now and Then: The Amazing Stories of Douglas County, Georgia. I, Guest Publications, 2016.
Davis, Fannie Mae., and Virginia Voss. Pope. Douglas County, Georgia: from Indian Trail to Interstate 20. Wolfe Pub., 1997.
Garrett, Franklin M., and Harold H. Martin. Atlanta and Environs: A Chronicle of Its People and Events. University of Georgia Press, 2011.
Henderson, Ray. The 100 Day War: The Western Front of the Atlanta Campaign. Lillium Press, 2013.
Lindsay, Mark C. “Ghost Town 20 Miles from Atlanta.” The Atlanta Constitution, 11 Feb. 1973, p. 28.
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Planning Documents
“Chattahoochee Corridor Plan.” ARC, 23 Sept. 1998, cdn.atlantaregional.org/wp-content/uploads/ep-corridor-plan.pdf.
Chattahoochee RiverLands, 30 Apr. 2020, chattahoocheeriverlands.com/.
“City of Chattahoochee Hills Comprehensive Plan Community Agenda.” Georgia Department of Community Affairs, 2011, www.dca.
ga.gov/sites/default/files/chattahoochee_hills_ci_community_agenda_plan_2011.pdf.
“City of Chattahoochee Hills Comprehensive Plan Community Assessment.” Atlanta Regional Commission, 4 May 2010, documents.
atlantaregional.com/Land Use/Reviews/ID1251/Community Assessment .pdf.
“The City of Chattahoochee Hills Comprehensive Plan Update 2016.” Chatt Hills District 3, Chattahoochee Hills, 6 Dec. 2016, www.
chatthillsdistrict3.com/uploads/3/4/8/4/3484343/chattahoochee-hills-comprehensive-plan_adopted_12.6.2016_reduced.pdf.
“Metropolitan River Protection Act.” Atlanta Regional Commission, 4 Mar. 2020, atlantaregional.org/natural-resources/water/
metropolitan-river-protection-act/.
“PATH Foundation Regional Greenway Master Plan.” Celebrate Douglas County, www.celebratedouglascounty.com/view/global/
viewdownload/.
“South Fulton Scenic Byway Corridor Management Plan.” Georgia Department of Transportation, Fulton County Dept. of Public Works
Transportation Division, 7 Oct. 1998, www.dot.ga.gov/DriveSmart/Travel/ScenicByways/south_fulton_cmp.pdf.
Sullivan, Patick, and Jessica Lavandier. “South Fulton Scenic Byway Historic Context.” Chatt Hills History, Fulton County Dept. of
Environmental & Community Development, Jan. 2007, www.chatthillshistory.com/uploads/3/4/8/4/3484343/sf-scenic-byways-doc.pdf.
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Appendix B - Meeting Summary Notes

Campbellton Historic Crossroads Master Plan
Virtual Public Meeting 1
Schedule & Attendance

The virtual public meeting was held on June 24, beginning at 12 noon and ending just after 1pm. In total there were 53 attendees. The chart below
shows attendee participation for the duration of the presentation.

B

Summary
This first public meeting was initially scheduled as an in-person meeting. Due to the COVID-19 pandemic, it was moved to a virtual/dial in format.
The meeting was facilitated by the consultant team project manager and followed this agenda:
•
•
•
•
•
•
•
•

Introduction
Purpose, Goals + Work to Date
Pigeonhole: How To + Introduction Poll
Existing Conditions Maps + Photos
Development Considerations
Public Engagement: Pigeonhole Live Interactive Q+A, Social Pinpoint
Next Steps + Project Timeline
Who to Contact

The meeting was recorded and can be found at https://planningatpond.com/campbellton-crossroads-master-plan. A summary of the interactive poll
results and questions/answers is included below.

Campbellton Historic Crossroads Master Plan Introduction Poll
Question: What is your current association with the Campbellton area?
#
Answer options
1 I live and/or own property in the area.
2 I work and/or own a business in the area.
3 I am a frequent visitor.
4 I am an elected official who represents the community.
5 I am an appointed official who represents the community.
6 I am interested in the master plan process and development.

Total votes (49)
Votes
% of Total
22
45.0%
4
8.2%
3
6.1%
3
6.1%
6
12.2%
11
22.4%

Question: Which community are you associated with the most?
#
Answer options
1 City of South Fulton
2 City of Chattahoochee Hills
3 Douglasville
4 Douglas County
5 Fulton County
6 None of the Above

Total votes (35)
Votes
% of Total
12
34.3%
16
45.6%
0
0.0%
3
8.6%
3
8.6%
1
2.9%
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Question Responses
Q1: When our property sits on the border of Chatt hills & S. Fulton city limits, but on the South Fulton side, is there a way to get our property
rezoned into the city limits of Chattahoochee Hills?
A1: Please speak to the cities of South Fulton and Chattahoochee Hills. This is not part of the scope of this project. Mike Morton (Chattahoochee
Hills) and Dana Gray (South Fulton) are the correct contacts.
Q2: Does Douglasville have a part of this development?
A2: No. The project study area and potential development area straddles both the cities of Chattahoochee Hills and South Fulton entirely within
Fulton County.
Q3: Does the data on whether new retail will be supportable take into account that a lot of us also commute to other areas to do our shopping?
A3: We compared the overall Atlanta metro region, an area south of I-20, and a 20-minute driving radius from the main intersection of
Campbellton. The goal is to provide a balance of retail and services that can be supported by the area, knowing that many residents do drive
outside of the Campbellton area for their shopping trips.
Q4: What was originally on the corner across from the Texaco station?
A4: To the northeast, across Campbellton Fairburn Road, was the Latham House, a historic home dating to the 1830’s. The home is no longer
standing.
Q5: Is the BP gas station that is coming to the location where the Latham house sat part of this "Master Plan"?
A5: The property is included in the master plan study area. We have spoken to a representative of the property owner and there is a plan for the
gas station. The property owner will need to come back to the City of Chattahoochee Hills for further approvals. There is opportunity to help
influence the design of the property to help it to appeal to the area and respect the history. Ultimately the final development will be up to the
property owner and City of Chattahoochee Hills.
Q6: How can you say that you're planning a Master Plan within an area when the majority of the property owners aren't aware of said plan or been
asked if they're willing for their property to be included?
A6: Part of the process is understanding what the master plan is and determining what needs to be preserved and what can be changed long
term. We want to be proactive and need community stakeholder input to understand what can be changed or conserved. It is also important to go
through this process to understand the concerns. Private property owners have a large voice in the project and may have the willingness or not to
develop, to sell or to conserve. The goal is to have a thoughtful vision for the future and provide strategies and tools for both the property owners
and municipalities. Both cities have approached a transparent public process in multiple ways including the mailing of postcards, the creation of a
project website, and the development of information to be placed on both city websites. Both communities will be happy to engage with residents
who have questions and want to know more about the planning process. Mike Morton (Chattahoochee Hills) and Dana Gray (South Fulton) are
the correct contacts.

B

Q7: Its seems that you're in the initiation phase of the project and are gathering stakeholder requirements. That being the case, there is no
allocated budget to execute/develop as of yet?
A7: No, there is currently no budget for development. The project scope includes the development of a plan so that both cities can advocate for
good development and work together to implement infrastructure solutions to encourage positive development and/or conservation in the area.
Q8: Who is funding this Project and paying for the services of Pond....city government or corporate?
A8: The project is funded by the Atlanta Regional Commission (ARC). The cities of South Fulton and Chattahoochee Hills pursued a grant through
ARC and both cities are providing matching funds. Through a competitive selection process both cities jointly selected Pond to complete the
project. The primary applicant is the City of Chattahoochee Hills.
Q9: Are subdivision included in this plan? Residents of Chatt hills live in the area for land and not subdivision
A9: There is not a plan or design at this time. We will begin the process of looking at possible development opportunities during the workshop
which may include retail, restaurants, parks, and housing to name a few possibilities. Our team will review case studies of similar successful
projects and ultimately the goal would be to provide higher quality design that would feel more like a small rural hamlet and less like a subdivision.
Feedback such as this can help us to craft that vision and understand which types of development are desired and undesired, by both
communities.
Q10: Water and drain, coming from where?
A10: We have reviewed and studied a high-level drainage pattern in the study area illustrated in the Hydrology Map shown in the presentation.
Much of the land to the north of Campbellton Fairburn Road and Cascade Palmetto drains to the Chattahoochee River. Land to the west of
Campbellton Fairburn Road drains to either Town Creek, Tuggle Creek or the Chattahoochee River. Land to the south of Campbellton Fairburn
Road predominantly drains to Town Creek.
Q11: How would you work within the zoning of Chatt Hills comp plan and South Fulton's zoning?
A11: As part of this project process we will be conducting a comparison analysis of both communities zoning to determine what zoning
requirements are most similar, and which zoning requirements are conflicting. We will then provide recommendations on how each community
may make amendments to their zoning ordinances that would best promote congruent development between the communities.
Q12: What do you mean when you say the intersection at Campbellton-Fairburn and Cascade Palmetto is a huge concern because of high traffic?
Can you share what might be done to mitigate any challenges?
A12: There is a lot of truck and commuter traffic and the intersection as it is very automobile-centric. The physical design of the intersection is
skewed and not a t-intersection. One possibility is changing the configuration of the intersection to a t-intersection or a roundabout which could
provide a safer way to cross and would also slow down traffic. Additionally, tightening the intersection can help pedestrians feel safer as they
attempt to cross.
Q13: BP gas station in under the 2000ft protection?
A13: Part of the land where the BP gas station is proposed is within the 2000 ft MRPA river corridor and part of the land, closest to the intersection
is not. Most of the proposed development is outside of the 2000 ft buffer. Land that was within the 2000 ft buffer was re-analyzed per MRPA
vulnerability zones and the developer was able to balance portions of the land being conserved and developed to allow for some development to
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occur within the 2000 ft buffer. To learn more about the MRPA, please visit this website: https://atlantaregional.org/naturalresources/water/metropolitan-river-protection-act/
Q14: The bp gas station is in the COSF and they are requesting a liquor license. Both cities need to talk with the developer to ensure we are in
the same page
A14: The proposed BP gas station is within the City of Chattahoochee Hills and ultimate approval of the plans is within that jurisdiction.
Q15: Are the Chattahoochee and South Fulton cities equal partners in this planning?
A15: Yes, both cities are equal partners in the planning.
Q16: Is the desire to rebuild the original city of Campbellton as much as possible?
A16: There is currently no plan or desire one way or the other. Through an iterative process, beginning with the workshop, different possibilities
will be explored including how to appropriately develop within the historic area of Campbellton. It is desired to preserve the existing historic
structures and resources.
Q17: Plus the gas stations are in orange on the map
A17: See answer to question 13. The BP gas station land area is shown in orange on the Suitability Map as “little to no suitability” which is due to
the presence of the 2000’ buffer as well as steep topography on the northern portion of the site close to the Friendship Baptist Church Cemetery.
Q18: To what extent will this planning process be taking into account conditions immediately across the river in Douglas County? Is there
communication with that county regarding future plans there?
A18: This planning process does not include land to the north of the Chattahoochee River or in Douglas County, however we are considering how
development and traffic in Douglas County will impact this area.
Q19: Gas station bring crime?
A19: Crime is often a primary concern when plans for development are discussed. We can recommend strategies, such as an adjacent security
station, security cameras and even adjacent development with higher levels of traffic can and do help deter crime and keep crime low due to the
number of “eyes” in a particular area.
Q20: Isn't it true Pond did the Woodstock Town Center LCI Master Plan Update - It is awesome and people should visit their downtown
A20: Yes, Pond completed their downtown master plan, their comprehensive plan, and are currently developing a smart mobility plan for their
major roadway corridors.
Q21: Would any new structure designed be influenced by architecture of the period in which Campbellton existed?
A21: New structures might be influenced by architecture of the period. We will present potential architectural and development styles, some that
are more traditional, and some that are more contemporary for consideration during the workshop and planning phase of the project.
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Q22: What plans are being addressed for emergency services?
A22: We will certainly keep emergency services in mind during the development process.
Q23: How much added complexity does working with two cities add to this project vs working within a single city? Has your organization worked
on similar projects which straddle city borders?
A23: Yes, it is complex because each city has their own zoning and regulations and vision for what they want in their community. There are also a
lot of similarities as they are both from the same South Fulton area, they are both impacted by traffic and they can both benefit from the rural
character and adjacency to the river and its natural amenities.
Pond is working on a similar project called Aero ATL Model Mile Feasibility Study looking at seven different communities within the south
metropolitan area that want to build the first mile of a greenway network. The challenge is that each community has their own vision and we are
working on how to fuse the different greenway networks together.
Q24: What percent of homes in Campbellton area have internet access? Asking because this can influence how citizens are engaged.
A24: We are aware of and actively working to accommodate residents that do not have internet access while balancing response to the pandemic.
We have sent a postcard mailer to folks within two miles of the Campbellton Crossroads area. Additionally, we are hosting a Socially Distanced
Pop-Up on site beginning at the Campbellton United Methodist Church for folks to bring their families and go on a self-guided tour of the area. Our
team will have three stations and staff available to listen to feedback and answer questions.
Q25: How does the GDOT traffic plan fit in this plan ?
A25: The South Fulton Comprehensive Transportation Plan takes consideration from the ARC Regional Plan, and GDOT considerations and
combines those into one. The plan is in the final stages of development. We have mentioned to the consultants that Campbellton is an area of
critical importance as well as the broader regional implications to the area particularly regarding freight traffic.
Q26: septic tank for this development
A26: New development will not be on septic tanks and will need to have Fulton County sewer extended to the area.
Q27: Will any of this area be rezoned into its own city?
A27: No.
Q28: I am ready for the development of this area with more than warehouses and trucks. How long might this type of project take?
A28: We are in the early and initial stages of planning the project. Dependent on market conditions, the timeframe that you might see
development begin could be as soon as 5 years, with potential phasing up to 30 years for a full build out. Many factors affect the time frame
including whether a single developer purchases land or if there are a handful of landowners and developers making improvements to property.
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Q29: Have you considered how high density promotes pandemics like the one we have now
A29: The pandemic is changing all aspects of our lives and will most certainly change how we view and develop public spaces and structures.
The development is not proposed to be high density but it will bring more density to the hamlet of Campbellton. A balance of preserved land and
open space combined with development that considers excellent air circulation and perhaps greater outdoor meeting spaces would be an
appropriate response to public health and safety.
Q30: once feedback is provided, Will residents be afforded opportunity to comment on draft plan? Will both cities have to approve the plan?
A30: Yes, absolutely. We will host another public meeting in early fall to review the draft plan. Both cities must approve the plan.
Q31: Any consideration to bring a Wholefoods, Sprouts, Trader Joe's or other organic, plant based market to the area?
A31: We are currently in the initial stages of the plan and there has not been specific consideration as to what types of retailers might be included.
Feedback at this stage as to what retailers, goods and services are provided would be helpful and will be documented in the plan as desired (or
not) by the community.
Q32: How will the traffic and congestion be managed?
A32: The South Fulton Comprehensive Transportation Plan will address traffic and congestion and we have let the planners of that project know
this area is slated for potential future development. It will be published in the near future. We understand there is considerable traffic in the area
due to freight, a limited number of river crossings, and the area is a regional biking/cycling destination. With the addition of a boat ramp at
Campbellton Park, it is anticipated that more traffic will be attracted to that recreational opportunity. We will develop and provide a multi-faceted
approach to traffic and congestion as a part of this plan – to balance parking and traditional vehicular transportation with potential alternative
transportation such as bus, shuttle, biking and walking.
Q33: What are the plans for sewer?
A33: To develop in the area sewer will be a necessity. The nearest sewer is located one mile to the east at Le Jardin, and there is a current study
within Fulton County to assess feasibility and cost of bringing sewer to the area.

B

Campbellton Historic Crossroads Master Plan
Virtual Public Meeting
Schedule & Attendance

The virtual public meeting summarizing the workshop efforts was held on July 16, beginning at 5:30pm and ending just after 7pm. In total there were
29 attendees. The chart below shows attendee participation for the duration of the presentation.
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Summary
This second public meeting was initially scheduled as the final summary of an in-person design and planning workshop. Due to the COVID-19
pandemic, the workshop and public meeting were moved to a virtual/dial in format. The meeting was facilitated by the consultant team project
manager and followed this agenda:
•
•
•
•
•
•
•

Purpose, Goals + Work to Date
Pigeonhole: How To + Introduction Poll
Design Principles and Vision Statement
Visioning Framework
Public Engagement: Pigeonhole Live, Social Pinpoint
Next Steps + Project Timeline
Who to Contact

The meeting was recorded and can be found at https://planningatpond.com/campbellton-crossroads-master-plan. A summary of the interactive poll
results and questions/answers recorded is included below.

Public Meeting 2 Introduction Poll
Question: What community do you represent?
No
Answer options
1 City of Chattahoochee Hills
2 City of South Fulton
3 Douglas County
4 Fulton County
5 Other

Total votes (20)
Votes
% of Total
9
45.0%
9
45.0%
0
0.0%
1
5.0%
1
5.0%

Question: What best describes your affiliation with this project?
No
Answer options
1 Nearby Resident
2 Business Owner
3 Public Servant
4 Elected Official
5 Just interested

Total votes (19)
Votes
% of Total
10
52.5%
0
0.0%
4
21.1%
4
21.1%
1
5.3%
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Question Responses
Q1: What is next?
A1: We will be putting together a high-level framework plan document including standards and guidelines and to codify what we have been talking
about, addressing issues and consolidating information to date. It is a guide for both communities so that there is a plan in place for future changes
over time.
Q2: Hello, is it possible to make the area more like a PUD such as like Peachtree City?
A2: PUD stands for Planned Unit Development. A PUD tends to be developed by a single landowner or multiple developers that do one
development in a series of phases. It could be done but it would require parcel consolidation. We do not have control over landowner decisions
therefore a PUD could work but it would need to comply with existing zoning regulations.
Q3: Who will determine what types of houses get built?
A3: Ultimately it is the private property owner who develops the property over time. The hope is that the developer works collaboratively with the
cities for final decisions on housing type offerings. The goal of showing housing types in this presentation is to show high level examples of building
form and to illustrate types of setbacks and building heights that shape streetscapes and public spaces.
Q4: How do you see involving the community with gathering the hidden history that shaped Campbellton?
A4: We will be speaking with each community’s historic commissions on how to further refine the historic preservation strategies. A first step is
creating a plan on how to start documenting oral histories. There are many resources to begin the process of documenting the oral histories and
there are standards and processes to follow. It is important to engage specific community representatives and members of the community to
engage and lead that process. For instance, to learn and document oral histories in the African American community, it is good to engage African
Americans to capture the stories themselves as members of the community in a more valuable and authentic way. The stories can be documented
and shared publicly to keep the history alive for future generations. Additionally, folks can still take the survey on the project website (and reference
the Historical Timeline from the presentation) to provide historic information.
Q5: Any plans for biking lanes/golf cart trails?
A5: We have illustrated on the transportation map potential separated multi-use bike paths. Introducing bikeways on the highways/roadways is less
desirable than introducing a separated bike trail due to the high speeds and truck traffic. We will accommodate and think about anticipated traffic
on the trails and they will need to be designed to accommodate the different uses. The goal is to get bikers and pedestrians off the road.
Q6: Would it be better to propose a Design Standard, like Seaside on the Gulf Coast, instead of specific development?
A6: That is the next step as we take the work from the workshop and start refining recommendations. We will not prescribe the location of specific
house footprints and buildings. The idea was to visually illustrate the relationships, but we will ultimately create standards and guidelines to follow
for future development.
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Q7: How buffer developed areas from road noise from two highways?
A7: Concentrating more public uses, retail and restaurants along the two highways and orienting the structures inward, away from the highways
(while still having an aesthetically pleasing highway appearance) will help buffer road noise and create public spaces within the development. As
one moves further from the roadways into the developed area, the uses would transition from public to residential and open space.
Q8: This does not seem to impact the City of South Fulton or benefit the city-can you explain how it benefits the City of South Fulton?
A8: The study area straddles the city of Chattahoochee Hills and South Fulton. Roughly half of the study area does sit within the City of South
Fulton. The transportation network impacts the City of South Fulton, and Cascade Palmetto Road is a City of South Fulton Road. This study
benefits the city by helping to bring economic development to the area and we believe this framework plan will help to manage change well to
balance the rural character with access to goods and services that can be accessed by members of both communities.
Q9: I live in UC, closer to South Fulton, can we be included I the development of the plans? Southwind Campbellton-Fairburn side. What is the
timeline for development?
A9: The development plan scope is restricted to the Campbellton area, but that doesn’t prevent these efforts from being replicated for other areas
as part of another effort. A place to start is to engage the city staff within Union City to open a dialogue on how to look at a small area plan. The
timeline is not definitive and there are two major factors that encompass at least a 10-year window before development can get going including
sanitary sewer expansion and transportation safety improvements. This effort is to take a look at potential development in approximately 20 to 30
years in the future and is an initial planning effort.
Q10: How’s this going to be paid for?
A10: This is a planning level study and there are not funds in place for any type of implementation. There are public infrastructure costs we are
identifying but ultimately this is mostly private property and it is a long-term vision for how it could develop over time.
Q11: Would it be better to first try to make Campbellton Park more like Jones Bridge Park in P'tree Corners. A great recreation facility like that
would attract people to this area.
A11: Jones Bridge Park is a great prototype. Being smart about what is introduced through a phased approach is wise to track the impacts of
changes and maintain a low footprint over time that could eventually accommodate additional uses. What is shown around the park and the
Beavers House is very long term. A first step for the immediate future is identifying a vendor to provide amenities and equipment for the boat
ramp.
Q12: Would you consider using the converging diamond and traffic lights as a method of traffic control?
A12: Diverging diamonds are used to provide safer access to limited-access highways and interstates. They are not appropriate in this area and
generally are less-pedestrian friendly.
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Campbellton Historic Crossroads Master Plan
Virtual Public Meeting 3
Schedule & Attendance

The consultant hosted the final virtual public meeting on November 9, beginning at 6:00 pm and ending just
after 7:00 pm. Twenty-nine people attended the meeting, with 14 active on Pigeonhole, a plug-in
application for the Q&A session. The chart below shows the activity of those participants.

Summary
The consultant team used this third and final virtual public meeting to provide attendees with an overview of
the final Historic Campbellton Crossroads Master Plan. The consultant’s project manager facilitated the
meeting and followed this agenda:
•
•
•

Purpose, Goals
Progress to Date
Design Principles and Vision Statement
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Summary
The consultant team used this third and final virtual public meeting to provide attendees with an overview of
the final Historic Campbellton Crossroads Master Plan. The consultant’s project manager facilitated the
meeting and followed this agenda:
•
•
•
•
•
•
•

Purpose, Goals
Progress to Date
Design Principles and Vision Statement
Master Planning Framework
Districts
Transportation & Mobility
Implementation

The consultant team recorded the meeting. The recording can be found at
https://planningatpond.com/campbellton-crossroads-master-plan. A summary of the questions/answers is
included below.

Question Responses
Q1: What are the next steps?
A1: The goal is to have the plan adopted by both communities in December. We have identified several action
approaches, catalyst projects and steps that can be done in the short term. Several key things we’ve heard is
that there is great synergy between each city’s respective staff and elected officials. Those conversations need
to continue and there is opportunity to create a task force and citizen’s advisory committee to continue pushing
ideas in the area. There are zoning and land use implications and incremental policy steps that need to be
taken, so there is a lot of work to do and it will be a multi-faceted approach.
Q2: Will there be two gas stations at the intersection/is BP still planning to be at the intersection?
A2: The hope is that the plan can influence development at the intersection that can improve the aesthetic of
the area. There is a plan on the books and it is an ongoing process. Based on the proposed plans, the gas
stations would be cattycorner from each other. The ultimate location and future of the existing gas station and
the proposed gas station is beyond the scope of this study. Please speak with Mike Morton for more
information.
Q3: Is there a typical process for sharing this plan with developers?

B

A3: Every community approaches the process slightly differently. Some communities have downtown
development authorities that work to share plans with developers. Some community staff share the
information. There is no one standard process. It also depends on the developer on how they might approach it
and each developer has a slightly different approach. We have encouraged and spoken to each city to be
proactive to identify key developers. Communities with economic development professionals typically do this
type of work. Successful developments require good communication between the cities, developers and

taken, so there is a lot of work to do and it will be a multi-faceted approach.
Q2: Will there be two gas stations at the intersection/is BP still planning to be at the intersection?
A2: The hope is that the plan can influence development at the intersection that can improve the aesthetic of
the area. There is a plan on the books and it is an ongoing process. Based on the proposed plans, the gas
stations would be cattycorner from each other. The ultimate location and future of the existing gas station and
the proposed gas station is beyond the scope of this study. Please speak with Mike Morton for more
information.
Q3: Is there a typical process for sharing this plan with developers?
A3: Every community approaches the process slightly differently. Some communities have downtown
development authorities that work to share plans with developers. Some community staff share the
information. There is no one standard process. It also depends on the developer on how they might approach it
and each developer has a slightly different approach. We have encouraged and spoken to each city to be
proactive to identify key developers. Communities with economic development professionals typically do this
type of work. Successful developments require good communication between the cities, developers and
private property owners.
Q4: What is the time frame of each step?
A4: Overall, this is a 10 to 20-year vision. It doesn’t mean that you must wait that long for development to
occur, but it is a long-term vision. Keep in mind that it is private land and in the hands of the private owners,
and it is up to them what they choose to do with their land.
For public investment projects, there are immediate steps that can be taken today. For the roundabout we
encourage both cities to explore a way or ways to fund the roundabout. Each city would choose to participate
and agree how to spend capital improvement dollars and find public funding for the design in the next year and
a half.
The City of South Fulton can take a similar approach in regard for a trail connection to Le Jardin. They can
look at ways to advance the multi-use trail project now through potential partnerships, capital improvement
dollars, and public funding. There are several different potential partnerships including the Trust for Public
Land, the Conservation Fund for Land Acquisition, local funds, etc. The goal is to design and prepare now and
get in the queue for construction funding. There are many unknowns for 2021, but whatever the final form, we
think folks are going to look at potential COVID relief dollars. We don’t know what it will look like exactly, but
there is thought that there may be opportunity for funding for community connectivity issues and public health
related projects.
Regarding the cultural center, it is a great opportunity for the historic commissions to come together in
cooperation with economic development personnel to advocate for this community asset. The goal would be to
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look at how to activate and program the space. The goal in the next year and a half is to identify advocates at
each community level to help bring it forward.
Campbellton Park is ongoing. There is a lot of synergy that can be maintained and built upon. Momentum is
already happening with the boat launch installation. As popularity increases there will be a demand to
implement the proposed changes, and the goal is to start now.
It is difficult to give specific time frames, but the goal is to start now and plan for future funding in order to be
ready when that funding becomes available.
Q5: Did you look at adding trail connections to nearby neighborhoods?
A5: To a degree, and a full trail planning study was not a part of the scope of the project. In terms of priority
projects, we looked at Campbellton-Fairburn as a primary goal, and there are numerous potential spurs to
connect outward. Once an initial trail spine is developed, it will spur greater connectivity and connector trails
and inspire the planning of those future connections. We considered past and existing plans for connectivity as
well.
Q7: Please provide clarity on the location of the roundabouts. Is the one at the intersection of CampbelltonFairburn Road and Cascade-Palmetto Road near the current Amazon fulfillment location?
A7: A primary roundabout is proposed at the intersection of Campbellton Fairburn Road and Cascade Palmetto
Road. A secondary roundabout is proposed at Fairburn Campbellton closer to the river, towards the northern
portion of the study area. Another secondary roundabout is proposed along Cascade Palmetto.
Q8: Are there any discussions with Douglas County on similar development on their side of the river?
A8: Some of the data collected for the high-level market analysis looked at future development on the Douglas
County side. Our takeaway is that we know of some future development and that there will be more activity,
and there is a big interest in the area. This process can set a precedent on how this development interacts and
communicates with the surrounding area. It is such a unique area that a developer could look at what is
coming up around it, but also create a unique environment in Campbellton.
Q9: Is any permitting required to operate a ferry?
A9: The ferry idea was a creative, high level idea to honor and to bring back the story of the historic ferry. Any
construction within the Chattahoochee River Corridor requires permitting and approvals and would depend on
the extent of the design and method of operation.
Q10: Following adoption of a master plan by the two cities, who creates the partnership to sustain advocacy
and enlist other government entities such as GDOT and Fulton County?
B

A10: There are great advocates at the staff level and elected officials’ level for both cities who want to see this
happen. Elevating those champions and maintaining the existing relationships is key to move the work forward.
ARC is a great resource and advocate. There are a lot of very smart people in both communities that have

Q8: Are there any discussions with Douglas County on similar development on their side of the river?
A8: Some of the data collected for the high-level market analysis looked at future development on the Douglas
County side. Our takeaway is that we know of some future development and that there will be more activity,
and there is a big interest in the area. This process can set a precedent on how this development interacts and
communicates with the surrounding area. It is such a unique area that a developer could look at what is
coming up around it, but also create a unique environment in Campbellton.
Q9: Is any permitting required to operate a ferry?
A9: The ferry idea was a creative, high level idea to honor and to bring back the story of the historic ferry. Any
construction within the Chattahoochee River Corridor requires permitting and approvals and would depend on
the extent of the design and method of operation.
Q10: Following adoption of a master plan by the two cities, who creates the partnership to sustain advocacy
and enlist other government entities such as GDOT and Fulton County?
A10: There are great advocates at the staff level and elected officials’ level for both cities who want to see this
happen. Elevating those champions and maintaining the existing relationships is key to move the work forward.
ARC is a great resource and advocate. There are a lot of very smart people in both communities that have
great relationships with GDOT, Fulton County, and Douglas County. The right people are in the room and they
have the relationships. It requires the task force coming together and thinking about implementation and what it
might look like.
Q11: In right sizing roads, is there accommodation for future bike paths that would come from the paths
planned in the Chattahoochee Riverlands Master Plan?
A11: Yes, there is. The Riverlands plan looked at the primary connection along the Douglas County side, but
also identified the east side of the river for a trail. The biggest challenge will be to cross the river. Ultimately a
bike-pedestrian bridge is needed. If correctly built-out, you will be able to reach the Chattahoochee Riverlands
pathways from multiple locations, with Campbellton as a focal point.
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Appendix C - Existing Demographic, Economic, &
Marketing Conditions

bae urban economics

Campbellton Historic Crossroads

Existing Demographic, Economic and Market Conditions
5/27/2020
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Demographic and Economic Conditions
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Population & Households, 2010-2019
Population
Study Area
South of I-20 (a)
Atlanta Region (b)

2010
243,419
1,182,090
5,286,728

2019
277,465
1,303,326
5,986,262

% Change
2010-2019
14.0%
10.3%
13.2%

Households
Study Area
South of I-20
Atlanta Region

2010
89,553
426,638
1,943,885

2019
101,502
468,959
2,195,115

% Change
2010-2019
13.3%
9.9%
12.9%

2010
2.71
2.74
2.68

2019
2.72
2.75
2.69

% Change
2010-2019
0.4%
0.4%
0.4%

Average Household Size
Study Area
South of I-20
Atlanta Region

Notes:
(a) The South of I-20 area is defined as the combination of Douglas, Fayette, Clayton, Henry and Rockdale Counties and the portions of Fulton and DeKalb County that are south of Interstate 20
(b) The Atlanta region is defined by the Atlanta Regional Commission as the following 21 counties: Barrow County, Bartow County, Carroll County, Cherokee County, Clayton County, Cobb County, Coweta County, Dawson
County, DeKalb County, Douglas County, Fayette County, Forsyth County, Fulton County, Gwinnett County, Hall County, Henry County, Newton County, Paulding County, Rockdale County, Spalding County, Walton County
Source: ESRI Business Analyst, BAE 2020.

C

Household Composition, 2010-2019

Study Area
Family Households
Non-Family Households
Total

2010
Num ber
Percent
62,011
69.2%
27,542
30.8%
89,553
100%

2019
Num ber
Percent
70,024
69.0%
31,478
31.0%
101,502
100%

% Change
2010-2019
12.9%
14.3%
13.3%

South of I-20
Family Households
Non-Family Households
Total

2010
Num ber
Percent
298,426
69.9%
128,212
30.1%
426,638
100%

2019
Num ber
Percent
325,840
69.5%
143,119
30.5%
468,959
100%

% Change
2010-2019
9.2%
11.6%
9.9%

Atlanta Region
Family Households
Non-Family Households
Total

2010
Num ber
Percent
1,326,189
68.2%
617,696
31.8%
1,943,885
100%

2019
Num ber
Percent
1,480,701
67.5%
714,414
32.5%
2,195,115
100%

% Change
2010-2019
11.7%
15.7%
12.9%

Source: ESRI Business Analyst, BAE 2020.
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Household Tenure, 2010-2019

Study Area
Ow ner-Occupied
Renter-Occupied
Total

2010
Num ber
Percent
57,675
64.4%
31,878
35.6%
89,553
100%

2019
Num ber
Percent
64,931
64.0%
36,572
36.0%
101,503
100%

% Change
2010-2019
12.6%
14.7%
13.3%

South of I-20
Ow ner-Occupied
Renter-Occupied
Total

2010
Num ber
Percent
276,565
64.8%
150,073
35.2%
426,638
100%

2019
Num ber
Percent
293,339
62.6%
175,620
37.4%
468,959
100%

% Change
2010-2019
6.1%
17.0%
9.9%

Atlanta Region
Ow ner-Occupied
Renter-Occupied
Total

2010
Num ber
Percent
1,285,066
66.1%
658,819
33.9%
1,943,885
100%

2019
Num ber
Percent
1,409,508
64.2%
785,607
35.8%
2,195,115
100%

% Change
2010-2019
9.7%
19.2%
12.9%

Source: ESRI Business Analyst, BAE 2020.

C

Age Distribution, 2010-2019
Study Area
Under 18
18-24
25-34
35-44
45-54
55-64
65 or older
Total
Median Age

2010
Num ber
Percent
70,545
29.0%
20,845
8.6%
35,987
14.8%
39,569
16.3%
32,512
13.4%
24,308
10.0%
19,653
8.1%
243,419
100%
33.5

2019
Num ber
Percent
71,815
25.9%
24,940
9.0%
41,982
15.1%
39,416
14.2%
37,370
13.5%
30,456
11.0%
31,484
11.3%
277,463
100%
35.0

% Change
2010-2019
1.8%
19.6%
16.7%
-0.4%
14.9%
25.3%
60.2%

South of I-20
Under 18
18-24
25-34
35-44
45-54
55-64
65 or older
Total (a)
Median Age

2010
Num ber
Percent
330,437
28.0%
107,466
9.1%
160,860
13.6%
181,377
15.3%
172,203
14.6%
127,104
10.8%
102,640
8.7%
1,182,087
100%
34.5

2019
Num ber
Percent
319,433
24.5%
120,526
9.2%
193,546
14.9%
171,660
13.2%
175,981
13.5%
159,955
12.3%
162,224
12.4%
1,303,325
100%
36.0

% Change
2010-2019
-3.3%
12.2%
20.3%
-5.4%
2.2%
25.8%
58.1%

Atlanta Region
Under 18
18-24
25-34
35-44
45-54
55-64
65 or older
Total
Median Age

2010
Num ber
Percent
1,400,791
26.5%
485,264
9.2%
763,177
14.4%
833,220
15.8%
775,965
14.7%
553,784
10.5%
474,527
9.0%
5,286,728
100%
34.9

2019
Num ber
Percent
1,431,461
23.9%
554,521
9.3%
890,573
14.9%
826,613
13.8%
817,250
13.7%
724,376
12.1%
741,468
12.4%
5,986,262
100%
36.4

% Change
2010-2019
2.2%
14.3%
16.7%
-0.8%
5.3%
30.8%
56.3%

Source: ESRI Business Analyst, BAE 2020.
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Income Distribution, 2019

Incom e Category
<$50,000
$50,001-$99,999
$100,000-$149,999
$150,000+
Total

Study Area
Num ber
Percent
43,949
43.3%
35,044
34.5%
13,951
13.7%
8,558
8.4%
101,502
100.0%

South of I-20
Num ber
Percent
207,957
44.3%
158,418
33.8%
62,327
13.3%
40,248
8.6%
468,950
100.0%

Atlanta Region
Num ber
Percent
799,555
36.4%
697,994
31.8%
354,242
16.1%
343,304
15.6%
2,195,095
100.0%

Median HH Incom e

$56,012

$55,114

$66,656

Per Capita Incom e

$26,961

$26,410

$34,450

Source: ESRI Business Analyst, BAE 2020.

C

Racial and Ethnic Distribution, 2019

Notes:
(a) All Other Race/Ethnicities includes Native American, Asian, Native Hawaiian/Pacific Islander and 'Other' residents, as well as residents of Two or More Races
Source: ESRI Business Analyst, BAE 2020.
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Educational Attainment, 2019

Source: ESRI Business Analyst, BAE 2020.

C

Resident Unemployment, 2019

Source: ESRI Business Analyst, Bureau of Labor Statistics, BAE 2020.
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Resident Employment, 2019

Source: ESRI Business Analyst, BAE 2020.

C

Employment by Industry, 2019

Source: ESRI Business Analyst, BAE 2020.
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Retail Real Estate Market Analysis

C

Retail Market Overview
Sum m ary, Q4 2019
Inventory
Occupied Stock
Vacant Stock
Vacancy Rate
Annual Asking Rents (c)
Avg. Annual Asking Rent, NNN (psf), Q4 2018
Avg. Annual Asking Rent, NNN (psf), Q4 2019
% Change
Net Absorption
Net Absorption, 2018
Net Absorption, 2019

Study
Area

South of
I-20 (a)

Atlanta
Region (b)

225,141
208,434
16,707
7.4%

78,293,477
73,647,914
4,645,563
5.9%

358,174,937
340,377,775
17,797,162
5.0%

-

$
$

10,658
(1,686)

11.40
11.40
0.0%

397,562
(51,592)

$
$

14.04
15.00
6.8%

2,689,418
1,624,404

Notes:
(a) This area is defined as the combination of Douglas, Fayette, Clayton, Henry and Rockdale Counties and the portions of Fulton and DeKalb County that are south of Interstate 20
(b) The Atlanta region is defined by the Atlanta Regional Commission as the following 21 counties: Barrow County, Bartow County, Carroll County, Cherokee County, Clayton County, Cobb County, Coweta County, Dawson
County, DeKalb County, Douglas County, Fayette County, Forsyth County, Fulton County, Gwinnett County, Hall County, Henry County, Newton County, Paulding County, Rockdale County, Spalding County, Walton County
(c) The most recent data for annual asking rents from CoStar in the Study area is from Q1 2017.
Source: CoStar, BAE 2020.
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Retail Inventory Trends, 2010-2019
Year
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019

Study
Area
216,041
216,041
216,041
216,041
216,041
216,041
216,041
216,041
225,141
225,141

Source: CoStar, BAE 2020.

C

South of
I-20
77,606,748
77,650,485
77,872,505
77,919,967
78,174,473
77,526,798
77,866,805
77,904,112
78,102,374
78,293,477

Atlanta
Region
347,755,440
348,524,330
349,195,279
349,662,326
351,661,405
351,549,680
353,124,462
354,881,431
356,987,137
358,174,937

Retail Absorption Trends, 2010-2019
Year
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019

Study Area
(8,824)
6,698
500
6,410
8,503
(3,980)
10,971
4,928
10,658
(1,686)

South of I-20
21,285
(111,354)
(620,335)
836,957
1,064,013
1,177,767
1,200,464
55,485
397,562
(51,592)

Atlanta Region
537,513
1,069,594
2,473,469
3,969,442
5,509,696
4,119,680
3,449,647
3,638,074
2,689,418
1,624,404

Source: CoStar, BAE 2020.
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Retail Vacancy Trends, 2010-2019
Year
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019

Study
Area
23.4%
20.3%
20.1%
17.1%
13.2%
15.0%
10.0%
7.7%
6.7%
7.4%

South of
I-20
10.2%
10.4%
11.5%
10.5%
9.4%
7.1%
6.0%
5.9%
5.7%
5.9%

Source: CoStar, BAE 2020.

C

Atlanta
Region
10.4%
10.3%
9.8%
8.8%
7.7%
6.5%
5.9%
5.4%
5.2%
5.0%

Retail Annual Asking Rent Trends, 2010-2019
Year
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019

Study
Area
13.44
13.80
13.80
12.96
12.72
15.36
16.56
-

$
$
$
$
$
$
$
$
$
$

South of
I-20 (a)
11.52
11.28
11.04
10.68
11.04
10.92
10.80
12.48
11.40
11.40

$
$
$
$
$
$
$
$
$
$

Atlanta
Region
$ 13.68
$ 13.32
$ 12.96
$ 13.08
$ 12.84
$ 12.60
$ 12.96
$ 13.92
$ 14.04
$ 15.00

Notes:
(a) The most recent data for annual asking rents from CoStar in the Study area is from Q1 2017.
(b) Only Q4 data is shown for each year
Source: CoStar, BAE 2020.
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