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EXECUTIVE SUMMARY
STRATEGIC PLAN OVERVIEW
Fulton County and the City of College
Park, in conjunction with the Atlanta
Regional Commission (ARC), are working
together to spur development, encourage
economic development, and enhance
urban design and mobility in and around
the Old National Highway corridor south
of
Hartsfield/Jackson
International
Airport. In an effort to revitalize the Old
National Highway corridor, Fulton
County and College Park were awarded an
ARC Livable Centers Initiative (LCI)
planning grant that focuses on developing
comprehensive recommendations for
future land use patterns, transportation
and
circulation
options,
zoning
improvements,
and
implementation
strategies for a defined area.
This
particular LCI is unique in that it is the
first cross-jurisdictional LCI project,
which required coordination between
Fulton County and the City of College
Park stakeholders to develop a
comprehensive
land
use
and
transportation plan, factoring in the needs
and requests of the public from both
jurisdictions.
The overall plan for the Old National
Highway study area was developed to
address the following goals of the LCI
program:
1. Efficiency/Feasibility of Land
Uses
2. Transportation
Demand
Reduction Measures
3. Internal Mobility Requirements
4. Mixed-Income
Housing,
Job/Housing Match
5. Continuity of Local Streets

6. Need/Identification of Future
Transit Systems
7. Connectivity of Transportation
System to Other Systems
8. Center Development Organization
and Management
9. Stakeholder Participation/Support
10. Public/Private Investment Policy
METHODOLOGY
PARTICIPATION

AND

PUBLIC

As part of the Old National Highway LCI
four-phase planning process, the planning
team embarked on a wide variety of data
gathering and community involvement
tasks. Through numerous forums, the
planning team engaged the constituents of
the study area in an effort to get an
accurate picture of existing conditions and
prevailing attitudes for developing an
action plan for the study area. The
methodologies and public participation
mechanisms utilized through this planning
process are as follows:

Project Management Team:
The project management team was
created to monitor the project schedule
and provide ongoing input into the
process
and
project
deliverables.
Representatives from Fulton County and
the City of College Park met regularly
with the Planning Team to obtain project
updates,
review
documents
and
presentations, and strategize about various
elements of the planning process.

Field Assessments:
Several field assessments were conducted
to document existing land uses and
property
ownership,
existing
transportation and circulation issues,
topography, and urban design issues.
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Review of Existing Resources:
The planning team reviewed a variety of
existing documents including County land
use maps, zoning maps, property tax data;
overlay districts for Fulton County and
the City of College Park, transportation
studies, aerial photographs, and market
data.

Public Outreach:
Part of the process involved a series of
public outreach efforts. These consisted
of a public kick-off meeting conducted on
September 9, 2003, a technical design
charette on October 16, 2003, the LCI
Draft Design Presentation on November
11, 2003, and a final public meeting on
December 11, 2003.

the east, and Flat Shoals Road to the
south.
Old National Highway and I-285/I-85
bisect the study area. Old National
Highway extends north-south from
Fayetteville to just north of the project
study limits. I-285 is an interstate freeway
that encircles the central Atlanta area. I85 is an interstate freeway that overlaps I285 in the study area before continuing
southwest towards Newnan, GA and
north towards downtown Atlanta. The
study area is within Fulton County, with
the City of College Park limits extending
south of Godby Road along Old National
Highway.

EXISTING CONDITIONS
An assessment of the existing conditions
was compiled as part of the Old National
Highway LCI process. This included
reviews of the current Economic
Situation, Land Use, Urban Design, and
Transportation.

Economic Situation
•
•

STUDY AREA CONTEXT
The Old National Highway LCI study
area is comprised of the industrial areas
north of I-285, the hotel district south of
I-285, the I-285/Old National Highway
interchange,
numerous
multi-family
apartments,
established
residential
neighborhoods, and newer residential
neighborhoods near I-85 on the west side
of the study area. For the purpose of this
study, the boundary line is defined as
follows: I-85 on the west, Sullivan Road
on the north, the Clayton County Line to

•
•
•

Aging rental communities
Study area retail limited to small,
fast food and local-serving uses;
Opportunities exist for smaller
scale retail as part of a mixed use
project
Significant retail vacancies
Average income lower than
metropolitan Atlanta average
Urban working families and
enterprising young singles are
largest lifestyle groups in study
area
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Existing Land Use
•
•
•
•
•
•
•
•

Varied and scattered land use
pattern
Multi-family residential
concentrated near I-285 and west
side of Old National Highway
Established single family
neighborhoods prevail in study
area
Newer single family development
near I-85
No mixed-use development
Industrial land use north of I-285
Large church in southwest portion
of study area
Numerous vacant lots in study
area

Existing Transportation Issues
Opportunities and challenges include:
• Pedestrian unfriendly
transportation infrastructure
• Volumes nearing capacity on Old
National Highway
• Lack of transit connectivity to
MARTA rail line
• Traffic signal retiming
• Intersection improvements
• I-285/Old National Highway
interchange congestion

OLD NATIONAL HIGHWAY
LCI CONCEPT PLAN
The LCI Study Area Concept Plan is a
compilation of future land use patterns
and transportation and circulation
improvements designed to create a more
pedestrian friendly and transit oriented
environment in and around the study area.
In general, the initiatives of the land use
plan
encourage
increased
density
concentrated in the development nodes
along Old National Highway, and reduced
densities further away from Old National
Highway.

Existing Urban Design Conditions

Old Sullivan Road Node

The following describe some amenities
and issues that need to be enhanced or
overcome in order to make the area more
“livable”
• Proximity to MARTA and I-285
• Primary vehicular gateway
• Spillover of noise and pollution
from I-285 and airport
• Size and traffic on Old National
Highway limit pedestrian access
• Lack of inter-parcel connectivity
• Lack of street lighting
• Quality of sidewalks and ADA
facilities

The Old Sullivan Road Node is
concentrated around the abandoned
Service Merchandise site. Mixed-use and
multi-family development is proposed
along the west side of Old National
Highway with office space recommended
on the east side. Single family residential
development is proposed further west
from Old National Highway with a green
space buffer between the higher density,
mixed-use development and the single
family residential development.
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Godby Road Node
The Godby Road Node is located near the
abandoned Target site near the
intersection of Old National Highway and
Godby Road. This node is proposed as
the regional retail and hospitality district,
capitalizing on the existing concentration
of hotels in the area as well as the
proximity
to
Hartsfield-Jackson
International Airport and the proposed
Boeing Training Facility east of Old
National Highway. Commercial/retail is
proposed along the west side of Old
National Highway with mixed-use and
multi family development proposed on
the east side. Lower density, single family
residential development is proposed
further west of Old National Highway.
Flat Shoals Road Node
The Flat Shoals Node is concentrated
south of the intersection of Old National
Highway at Flat Shoals Road. Lower
density, local-serving office space is
proposed on the east side of Old National
Highway to reinforce the existing office
space in the area. Retail and mixed use
development is proposed along the west
side of Old National Highway with a
green space serving as a community
gathering point and a natural transition
between the higher density development
along Old National Highway and single
family development west of the green
space.

combined
with
cooperation
and
leadership provided by the public parties,
City of College Park and Fulton County,
can attract and encourage private
investment.
Successful redevelopment of the Old
National Highway LCI area, conceived
herein as a partnership between Fulton
County, the City of College Park, and tobe-identified private developers, must
operate on the following principles:
•

•

•

Implementation Framework
The implementation or “action plan”
identifies a series of tasks, viable
mechanisms, and responsible parties to
help assure that the planned revitalization
becomes a physical reality. Through the
planning process, we have been able to
garner the support of the community and
local governments.
This support,

•

Time is of the Essence. Predevelopment activities are likely to
be time-sensitive, affected by
economic and business cycles,
subject to funding cycles and
highly competitive.
A collaborative approach among
the primary public entities, Fulton
County, City of College Park, and
ARC can increase the probability
of success.
Internal coordination at the
County and City levels, and
leadership to ensure cooperation
and coordination are essential
elements of the implementation
plan. At a minimum, the CEO’s
office from each jurisdiction,
Office
of
Economic
Development,
Office
of
Community Development, public
works, facilities management,
planning and zoning, public safety,
and transportation departments
should be involved throughout the
implementation process.
A
demonstrated
public
commitment to redevelopment
within the study area, as well as
strategic use of public funds to
create incentives in the Old
National Highway area.
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Fulton County and the City of College
Park must assume a number of roles in
leading the redevelopment effort as
follows:

Incentives and Subsidies:
Creating public investment mechanisms to
help pay for infrastructure effectively
creates incentives to attract new
investment.

Intra-Government Coordination:
Organize a multi-disciplinary, crossdepartmental economic development
implementation team whose job will be to
address implementation issues and
execute implementation strategies.

Inter-Governmental Cooperation:
Separate interests of Fulton County, City
of College Park, MARTA, GDOT, ARC,
and other communities must be combined
to reflect a complimentary vision for the
study area and the entire Old National
Highway corridor.

Marketing:
Develop a recruitment campaign focused
on businesses identified in the market
analysis. Collateral material, marketing
initiatives, and messages should be created
for the study area.

Infrastructure:
Use of county and city funds for
streetscape improvements and the
creation of green space in the study area
creates both an amenity and an incentive
to attract development.
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INTRODUCTION

STUDY AREA ANALYSIS

LIVABLE CENTERS INITIATIVE

The Old National Highway LCI study
area is bounded by I-85 on the west,
Sullivan Road on the north, the Clayton
County line to the east, and Flat Shoals
Road to the south. Based on the overall
length of the project, the study area
concentrated on focusing development at
three nodes in the study area. The first
node is focused near the intersection of
Old Sullivan Road at Old National
Highway. The second node is focused
near the intersection of Godby Road at
Old National Highway, and the third node
is located near the intersection of Flat
Shoals Road at Old National Highway.

The LCI program is intended to promote
greater
livability,
mobility
and
development alternatives in existing
employment areas and town centers. The
rationale is that directing development
towards existing infrastructure areas will
benefit the region overall and minimize
sprawl development which requires new
infrastructure
construction
to
accommodate the growth. Minimizing
sprawl, in turn potentially reduces the
amount of vehicle miles traveled and the
air pollution associated with those miles.
Lastly, the LCI program is using the
successful 1996 Olympics model to
promote the concept that investment in
public infrastructure will spur private
investment in the area. Thus, the LCI
program is a vehicle whereby the ARC
can attempt to direct mixed-use and
mixed income development towards
existing infrastructure by providing study
and implementation dollars.
In this context, the City of College Park
and Fulton County joined forces to
develop the first cross-jurisdictional LCI
study along the Old National Highway
corridor in South Fulton County. This
area has existing infrastructure that can
support development of vacant lands and
redevelopment/reuse of existing facilities.
The Old National Highway area is in close
proximity
to
Hartsfield/Jackson
International Airport, downtown Atlanta,
the growing residential areas of South
Fulton County, and the redeveloping
residential areas in College Park, East
Point, and Hapeville.

The area’s regional access remains strong
via I-285, I-85, I-75, and the MARTA
south line. Major employment cores,
including Hartsfield/Jackson International
Airport and downtown Atlanta are easily
accessed from the area.
The area is relatively disjointed with no
cohesive mix of uses.
Residential
development is typically mature along the
Old National Highway corridor with
newer
residential
development
concentrated near I-85. The retail along
the corridor is currently in decline, with
numerous vacant big-box retail sites
scattered throughout the corridor. The
overall study area lacks a sense of place or
community with no community gathering
places, pedestrian friendly walkways
connecting residential and commercial
areas, well maintained parks, or
community focal points.
LOCATION
The Old National Highway study area is
broken down into three proposed regional
activity centers.
The first node is
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concentrated between I-285 and Old
Sullivan Road.
The Old Sullivan node is anchored by the
abandoned Service Merchandise building
with a variety of small retail and industrial
land uses scattered throughout the site.
This sub area is bounded by Old Sullivan
Road on the north, Interstate I-285/85 on
the south, Old National Highway on the
east and the Service Merchandise and
adjacent developments on the west.
The second node is concentrated around
the intersection of Old National Highway
and Godby Road. The Godby Road node
is bounded by I-285 on the north, Old Bill
Cook Road on the south, the limits of the
existing entertainment and hospitality
district on the east, and Godby Place on
the west. This sub area has a variety of
land uses, with a significant concentration
of hotels near I-285, smaller scale retail
development, and abandoned big-box
retail along Old National Highway, and
mature
residential
neighborhoods
southwest of the development node.
The third and final node is concentrated
around the intersection of Old National
Highway and Flat Shoals Road at the
south end of the overall study area. This
sub area currently consists of office space
southeast of the intersection and a mix of
entertainment and retail southwest of the
intersection, with some vacancies in the
southwest quadrant of the intersection.
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VISION AND GOALS
COMMUNITY GOALS AND
DESIRES
Based on input from area residents during
public meetings, several desirable and
undesirable land uses were voiced. The
most desirable land uses mentioned
during the public meetings were green
space/community
gathering
points,
specialty retail, high quality restaurants,
cultural
facilities,
and
businesses
associated with the airport. The most
undesirable land uses included liquor
stores, adult entertainment businesses,
apartment complexes, and low cost
housing.
Residential
• Town homes are acceptable
• Public green space/parks are
needed
• Minimize low cost apartments
• Minimize low cost housing
Retail
•
•
•
•

Specialty retail is preferred
Nicer restaurants
No adult entertainment businesses
Limited liquor stores

Employment
• More employment is needed to
support retail
• Utilize the airport as an
employment hub

Highway corridor and promote a greater
sense of community.
There were four (4) public meetings
conducted for the Old National Highway
LCI project, a kick-off meeting held on
September 9, 2003, a design charette, held
on October 16, 2003, a follow up meeting
to present the findings of the design
charette was held on November 13, 2003,
and a final meeting to present the study
findings was held on December 11, 2003.
The initial public meeting was held to
present the existing conditions for
transportation, land use, and urban design.
This meeting had an interactive format,
with local residents identifying “hot
spots” within the study area to prioritize
areas of implementation with regards to
land use and urban design. Urban Design
and Streetscape facades from recent
revitalization projects were presented to
obtain feedback from citizens and develop
a comprehensive, clear vision for the
future of the Old National Highway
corridor.
The Design Charette was another
interactive meeting where local residents
and business owners actively “designed”
their preferred future neighborhoods.
Citizens gave valuable input into
transportation
recommendations,
streetscape elements, and future land use
plans for the study area.

Public Process
The public process consisted of a series of
stakeholder meetings, public meetings,
and technical charettes to develop a public
consensus on land use, transportation, and
streetscape elements that would enhance
the livability along the Old National
Grice & Associates Inc., with Urban Collage, Inc., Marketek, Inc., Jon Benson + Associates, Inc.
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The meeting to present the findings of the
Design Charette was conducted in two
parts. The first part of the meeting was a
formal presentation to present the results
of the charette, with the remaining
portion of the meeting conducted as an
open table discussion where citizens and
other stakeholders not involved in the
design charette could voice their opinions
on the proposed concept plans for each
node within the study area.
The final meeting was a formal
presentation to present the findings and
final concept plans to the public.
The key to public participation within the
LCI project is to give ample notification
to the public and stakeholders in advance
of the public meeting.
This was
accomplished through the following
means:

•

Stakeholders were contacted via
telephone prior to each public
meeting

•

Four public meetings were held

•

A design charette was conducted
where
the
public
actively
participated in the design of
preferred land use, transportation,
and streetscape elements for the
project

Goals
The proposed study will focus on the
following:
•

Develop
alternatives
for
underutilized or vacant property
by encouraging a diversity of
medium
to
high-density
development, including residential,
employment,
shopping,
and
recreational choices within the
various nodes of the study area

•

Twenty five hundred notifications
were mailed out to neighborhood
residents and businesses

•

Fliers were posted at businesses
along the corridor

•

•

Signs with meeting times and
locations were placed at major
intersections in the study area

Encourage focused infill and
redevelopment in areas with
existing infrastructure

•

Develop
streetscape
and
pedestrian/bicycle linkages and
provide access to a range of travel
modes including transit, roadways,
walking, and biking and enable
access to all uses within the study
area

•

Connect the transportation system
to other centers such as
Hartsfield/Jackson International
Airport and downtown Atlanta

•

Five churches in the study area
were mailed announcements

•

Meeting notices were sent to
Fulton County Government and
newspaper

•

Fliers were distributed at the
South Fulton Government annex

•

Fliers were distributed at the City
Hall in College Park
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•

Create civic space and focal points
to improve the community’s
identity

•

Increase
opportunities

•

Through
transportation
investments,
increase
the
desirability of redevelopment of
land served by infrastructure at
activity center

•

Transform the Old National
Highway corridor into a regional
destination within metropolitan
Atlanta

employment
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EXISTING CONDITIONS
The Old National Highway Transit
Oriented Development Livable Centers
Initiative Study Area includes almost 3
miles of the Old National Highway
corridor (from Sullivan Road, north of I85 to just south of Flat Shoals Road) and
the surrounding area. The boundaries of
the
Study
Area
include
the
Fulton/Clayton County line on the east,
Sullivan Road on the north, Old Bill Cook
Road and I-285 on the west and Flat
Shoals Road and a number of properties
fronting Flat Shoals Road on the south.
The Study Area lies within two political
boundaries: Fulton County and the City of
College Park. The city limits of College
Park include the northern portion of the
Study Area between Sullivan Road and
Godby Road. The city limits of College
Park also include several parcels south of
Godby Road and a large collection of
properties to the southeast of the
intersection of Godby and Old National
Highway that are largely undeveloped.
The Study Area is divided by I-285 and I85 near its north edge. The corridor can
be accessed from I-285 and from I-85 via
the interchange between Sullivan Road
and Godby Road. The area includes three
schools: Heritage Elementary School,
Mary M. Bethune Elementary School, and
Ronald E. McNair Middle School. Other
important local landmarks include Old
National Park and a variety of religious
institutions, including World Changers
Church International at the corner of
Burdett Road and Old National Highway.
In total, the Study Area includes
approximately 2400 acres (3.75 square
miles) and over 2,600 parcels of land.

Old National Highway corridor and in the
surrounding Study Area allows the
Planning Team to analyze the existing
development pattern identifying potential
opportunities and challenges.
The
following land use information was
gathered by the Planning Team through a
windshield survey in August 2003.
The existing land use pattern in the Study
Area is characterized by the string of retail
establishments that front Old National
Highway. Several of the larger retail
facilities in the Study Area are currently
unoccupied, including the former Service
Merchandise facility north of I-85, the
former Target store on the northwest
corner of Old National and Godby,
portions of large strip centers at the
southeast and southwest corner of Old
National and Godby and a portion of the
retail center on the southwest corner of
Old National and Flat Shoals Road.
Beyond the retail parcels adjacent to the
Old National roadway are collections of
single-family neighborhoods, large parcels
of vacant land, several multi-family
housing developments and a number of
local institutions including schools,
daycare centers and religious facilities.

Existing Land Use
A review of existing land uses along the
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Figure 1-Existing Land Use Map
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north of I-85 (3%), parks and open space
(1.5%), and hotels (less than 1%).
Existing Zoning

The two largest land uses within the Study
Area comprise almost 2/3 of the total
land area. Single-family housing makes up
36% of the Study Area, while vacant
parcels account for almost 30% of the
area.
The retail properties that
dominate Old National Highway account
for 9.5% of the existing land area while
institutional uses (schools, daycares,
religious institutions and government run
facilities including Post Offices) comprise
just less than 9% of the total Study Area.
Approximately
eight
multi-family
residential developments exist within the
Study Area. These properties make up
8% of the total land area. Other land uses
include office (3%), industrial properties

The Existing Zoning Map shown in
Appendix I displays the current zoning of
properties by the City of College Park and
Fulton County, according to City and
County data available in the summer of
2003. The land use pattern displayed by
the existing zoning map is generally
similar to that of the Existing Land Use
Map with three notable exceptions.
First, the collection of several large parcels
to the southeast of the intersection of Old
National Highway and Godby Road,
which were displayed as vacant parcels on
the Existing Land Use Map are zoned for
office by the City of College Park.
Second, the southwest corner of Old
National Highway and Flat Shoals Road,
which is currently a retail strip center and
several parcels of vacant land, has been
zoned as a mixed-use area by
Fulton County.
Mixed-use areas
generally include residential, office and
retail establishments within a single
building or cluster of buildings. This is a
proactive step forward by Fulton County

Table 1-Existing Land Use
Existing Land Use
Single-Family Residential
Vacant Land
Retail
Institutional
Multifamily Residential
Office
Industrial
Open Space
Hotel
Cemetery
Totals

Parcels

Acreage

Acreage %

2251
137
122
36
13
46
9
2
7
1
2624

864
691
227
208
192
72
72
36
19
19
2400

36.0%
28.8%
9.5%
8.7%
8.0%
3.0%
3.0%
1.5%
0.8%
0.8%
100.0%
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as it looks to combine multiple land uses
on a single parcel of land to promote
connectivity and enhance the activity
center at the intersection of Old National
and Flat Shoals. Third, the Existing
Zoning Map shows that a number of
parcels west of Old National Highway,
between Flat Shoals and Jerome Road
have been zoned for Townhouse
Residential. This zoning classification
allows for a denser collection of attached,
single-family homes that may contribute
to the mix of housing products available
in the Old National Highway corridor and
may support population growth in the
area.

streets that intersect Old National
Highway in Fulton County.” They were
developed as a means to maintain stability
along the corridor, promote consistency in
building design and construction and
protect property against blight and
depreciation.
While the two overlay
districts are complementary in nature, the
statutes in each regulation are not
necessarily the same. The Fulton County
Overlay District focuses more upon
property maintenance and architectural
character, while the City of College Park
Overlay District is more detailed in terms
of allowable land uses, site development,
and landscape standards.

Portions of the Study Area are also zoned
as part of an Agricultural District.
Typically, this is land that is vacant,
contains single-family homes on large lots
or contains county-owned, institutional
facilities. As the area experiences future
development pressure, vacant and
underdeveloped
parcels
with
this
classification will undergo pressure to be
rezoned for higher, more intense uses.

Highlights of the overlay districts include:
• Provisions for a 15-foot wide
streetscape zone along public
streets with a minimum of one 3”
caliper shade tree for every thirty
linear feet of streetscape zone
(greening of the corridor),
• Regulations for screening refuse
areas, loading docks, accessory site
features and mechanical units,
• Provisions
for
pedestrian
sidewalks along all roadways and
pedestrian connectivity to building
entries,
• Regulations regarding building
materials and colors, roof
materials and colors, architectural
treatments, lighting, fencing and
accessory site features (vending
machines, paper stands, etc.),
• Miscellaneous
provisions
encouraging proper maintenance
of
vacant
lots and
vacant/abandoned structures,
• Signage regulations allowing one
identification monument per
development of proper size and
height, additional wall signs where
warranted (individual tenants,
corner parcels, etc.) and guidelines

In addition to the zoning pattern
displayed on the Existing Zoning Map, an
Old National Highway Overlay District
was established by the Fulton County
Board of Commissioners in 1996 and
amended in 1999 and 2003 to regulate the
“design, aesthetics, locations, bulk, size of
buildings and structures, and the density
and distribution of population.” The City
of College Park also developed an overlay
district for the Old National Highway area
in 2003 adjacent to the Fulton County
Overlay area. The overlay districts apply
to “all properties zoned or developed for
nonresidential and residential uses (except
single family detached dwelling units)
which have frontage on Old National
Highway or have direct access to Old
National Highway, or are located on
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regarding the use of awnings,
canopies, lighting, windows and
vehicles as signage.
The Overlay District provides a strong set
of guidelines and standards to improve
consistency and the overall appearance of
properties along the Old National
Highway corridor, Pleasant Hill Road,
Burdett Road and Flat Shoals Road.
While the implementation section of this
document proposed some refinements to
both the Fulton County and City of
College Park guidelines and standards, the
most difficult obstacle to the districts’
success appears to be consistent
enforcement of its guidelines and clear
definition of the consequences of failing
to meet its regulations.
Future Land Use
A map displaying future land uses exhibits
proposed future land uses identified by
the City of College Park and Fulton
County
in
their
most
recent
Comprehensive Plans. Future land use
plans are developed as a governmental
tool for planning future development and
guiding
local
consideration
of
development proposals and land use
changes.
The Future Land Use Map shown in
Figure 2, similar to the map of existing
land uses, displays a continuous band of
retail development along either side of
Old National Highway from I-85 to Flat
Shoals Road. Outside of the properties
facing Old National, the majority of land
is expected to accommodate single-family
homes and some multi-family and office
development while retaining the area’s
educational institutions.
Two new elements are introduced to the
area in the Future Land Use map. First,
the City of College Park has established a

“Hospitality and Entertainment Zone” to
the northeast of the intersection of Old
National and Godby Road.
The
Hospitality and Entertainment Zone is
intended to be a hotel district with
restaurants and other nighttime activities
to draw travelers (particularly those with
business at nearby Hartsfield International
Airport) to the area.
A second element of note is the
introduction of several parks or open
spaces to the corridor. The City of
College Park’s Comprehensive Plan calls
for the “greening” of the intersections of
Old National Highway and Godby Road
and at I-85. A significant public park is
also introduced within the City of College
Park on the east side of Old National near
Jolly
Road.
Fulton
County’s
Comprehensive Plan also calls for
additional green space in the southwest
portion of the Study Area with a park at
the corner of Burdett Road and Burdett
Way.
Urban Design Opportunities
The Urban Design Opportunities Map
shown in Figure 3 was developed by the
Planning Team to identify areas that are
susceptible to change over the next five to
twenty years. These are properties and/or
areas that under potential market pressure
may be likely to develop or redevelop in
the near future.
The Urban Design Opportunities Map
identifies
three
types
of opportunities.
The first is vacant
land in the Study Area. As displayed on
the Existing Land Use Map, vacant land
comprises almost 30% of the Study Area.
Depending upon the amount of demand
(largely for housing and office
development) over the next five to twenty
years, these properties are most likely to
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change. Typically, vacant parcels are more
susceptible to development than aging
retail sites due to the reduction in start-up
development costs (demolition, sitework,
utilities, etc.). Additionally, many of these
vacant parcels have excellent access to the
Old National corridor and are tucked
between retail establishments facing the
highway and existing single-family
neighborhoods to the east and west of
Old National corridor.
A second category of opportunities is
underutilized/undervalued parcels along
the Old National corridor.
These
properties are shown in green on the
Urban Design Opportunities Map.
Underutilized/Underdeveloped
parcels
are typically parcels along the corridor that
do not meet the regulations established by
the Old National Highway Overlay
District and/or are in need of
maintenance or repair. These properties
present an urban design opportunity as
they could benefit from potential urban
design
improvements
including
streetscaping,
landscaping,
façade
improvements and property maintenance
programs.
The final category of opportunity is
“Potential Development Nodes.” These
nodes were identified in cooperation with
the City of College Park and Fulton
County as major intersections that are
most opportune for redevelopment over
the next five to twenty years. Potential
nodes include the west side of Old
National Highway between Sullivan
Road and I-85, the intersection of Old
National Highway and Godby Road and
the intersection of Old National Highway
and Flat Shoals Road.

to a large Service Merchandise retail store
and a multi-screen AMC theatre. Much of
the retail center is now vacant and a large
central parking lot dominates the site.
The second node, the intersection of Old
National Highway and Godby Road,
contains a large, vacant retail store
(formerly a Target store) on the northwest
corner. The corner also includes several
outparcels including a gas station and a
Waffle House. The southwest corner of
the intersection contains another large
retail strip center, which is partially
occupied by several small retail businesses
and a large discount mall, with three
outparcels. The southeast corner of the
intersection also contains an aging retail
strip center and several outparcels,
including a gas station and several fast
food restaurants. The northeast corner of
the intersection contains several small
restaurants and a number of hotels
including the Radisson Hotel.
The third potential development node, at
Old National Highway and Flat Shoals
Road, contains a large retail strip center
on the southwest corner. This center is
currently occupied by a nightclub and
multiple small retail/office tenants. The
northwest corner of the intersection
accommodates a large new Kroger and
several smaller tenants. The east side of
the node includes a series of single-family
homes and several small homes that have

The west side of Old National Highway
between Sullivan Road and I-85 contains a
large retail center that was formerly home
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been transformed into office facilities.
Participants at the first Old National
Highway Community Workshop on
September 9, 2003 affirmed these three
potential development nodes as the
primary focus of the LCI Plan based upon
discussion and a “dot-exercise,” where
participants were asked to identify the
highest priority areas for improvement.
According to workshop participants the
node at Old National and Godby Road is
the highest priority for improvement. The
node north of I-85 ranked as the second
priority. The node at the intersection of
Old National Highway and Flat Shoals
Road was decidedly the third highest
priority area.
While other needed
improvements were noted along the Old
National corridor, these three nodes were
clearly the consensus priority areas as
determined by the Planning Team, Fulton
County staff, City of College Park staff
and workshop participants.
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Figure 2-Future Land Use Map
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Figure 3-Urban Design Opportunities Map
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EXISTING
TRANSPORTATION
CONDITIONS
PURPOSE
As part of establishing a series of
improvements, programs or plans to
initiate a livable center, the current
conditions,
including
those
for
transportation, must be evaluated. This
effort includes review and location of
existing transportation facilities and
operational conditions of key locations
within the Old National Highway LCI
study area. The results of the existing

conditions analysis will be used as the
stepping stone for the development of
alternative transportation improvements,
which will enhance the livability of the
community while meeting the intent of
the Livable Centers Initiative program.
PROJECT LOCATION
The overall study area is generally
bounded by I-85 on the west, Sullivan
Road on the north, the Clayton County
Line to the east, and Flat Shoals Road to
the south. A general location map is
provided on Figure 4.
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FIGURE 4-Old National Highway (LCI) Study Area
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Within the general study area are seven (7)
intersections that will be reviewed in
greater detail. The intersections are all
with Old National Highway. They are
Sullivan Road, I-285 Westbound and
Eastbound ramps, Godby Road, Jerome
Road, Burdett Road, and Flat Shoals
Road.
Methodology
The existing conditions assessment
includes the collection of current traffic
volumes at these seven (7) intersections
within the study area, analysis of current
operations of these intersections and
roadway capacities, and an inventory of
existing and programmed facilities and
services.
Data Collection
The traffic count data collection effort
included acquisition of previous turning
movement counts and collection of
turning movement counts at the key
intersections for the AM, Midday and PM
peak hours. All new counts were obtained
on Tuesday, Wednesday and Thursday
during the week of September 10, 2003.
The turning movement counts were
manually conducted for two-hour periods
for each of the peaks. The counts were
conducted for the AM period from 7:009:00 AM, the Midday from 11:30 AM –
1:30 PM, and the PM from 4:00-6:00 PM

Analysis
The analysis of the existing conditions was
conducted
consistent
with
the
methodologies and practices defined by
the Highway Capacity Manual, a
recognized resource in assessment of
transportation conditions. The analytical
software packages SYNCHRO and
HCS2000 were used to conduct the
operational assessment.
Facility and Service Inventory
Existing facility conditions were obtained
through field review, existing inventory
from Fulton County, City of College Park,
and service information from MARTA.
Programmed
facility
and
service
improvements were obtained from the
current Atlanta Regional Commission
(ARC) Transportation Improvement
Program 2003-2005 and information
provided from Fulton County, City of
College Park, and MARTA.
The
inventory includes the general location of
sidewalks, bus routes and programmed
improvements.
Specific inventory of
primary node areas and direct transit
service to the core nodes are also
provided.

Accident data within the general project
study area was obtained for a one-year
period. Locations of incidents for other
roadways within the study area were made
available by the Georgia Department of
Transportation (GDOT) database, but the
detailed reports were not provided.
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EXISTING CONDITIONS
ASSESSMENT
Transportation Facility and Service
Inventory
The existing transportation system within
the Old National Highway LCI study area
includes a network of state and local
roadways serving residential, business and
regional transportation needs.
The
current residential areas of Old National
Highway are provided with local and
regional transportation access via
primarily two-lane roadways. Area-wide
and regional access is provided by Old
National Highway, Godby Road and Flat
Shoals Road, the only multi-lane facilities
within or adjacent to the core area of the
LCI study. Old National Highway is the
principal arterial while Flat Shoals Road is
a minor arterial and Godby Road is a
collector.
Burdett Road and the
remainder of facilities within the core
study area are generally considered local
streets.

N

access to Old National Highway. This
provides direct access to I-285 and I-85.
Access to Hartsfield International Airport
is available via I-85/I-285.
MARTA provides many bus routes near
the Old National Highway LCI area.
Figure 5 illustrates the total MARTA bus
service routes within the entire study area.
Four specific routes appear to have a
logical potential for extension or
connection to the Old National Highway
LCI area. They are Routes 89S, 89F, 180
and 190.
Route 89F is considered to be one of the
best utilized routes in the MARTA
system. Currently the route averages
2,325 daily weekday riders, and
approximately 1,100 on Saturday. Week
day headways average 13 minutes in the
peak and 30 minutes in the off-peak.
Route 89S, with 2,100 average weekday
ridership, operates on a 13 minute
headway during the peak periods and 24
minute headway on the off peaks. Route
89S includes variations with Route 89F
during the weekend service period as can
be seen by the side trips off of Old
National Highway and I-85.
Route 180 has an average weekday
ridership of 2,150. Weekday headways are
23 minutes in peak periods and 45
minutes off-peak periods.

Several Restaurants and Hotels, lying
entirely within the study area, have direct

Route 190 has an average weekday
ridership of 745. It has a headway of 40
minutes.
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FIGURE 5-MARTA Bus Service Routes

N
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Traffic Operations Analysis
Traffic conditions are evaluated in terms
of average vehicle delay and based on
Level of Service (LOS) measurements
from the 2000 Highway Capacity Manual
(HCM). LOS is a measure of a roadway
facility’s ability to accommodate a moving
stream of vehicles. LOS measurements
range from “A” to “F”, with LOS "A"

being the best operating conditions and
LOS "F" the worst. Generally, LOS D or
better is acceptable. LOS E and F are
unacceptable in most cases and warrant
improvements to the intersection
geometry or signal timing adjustments.
Table 2 lists the LOS criteria for
signalized intersections and Table 3 lists
the criteria for unsignalized intersection
level of service.

Table 2- LOS for Signalized Intersections
LEVEL OF SERVICE

AVERAGE STOPPED DELAY PER
VEHICLE (SEC)

A
B
C
D
E
F

< 10
> 10 and < 20
> 20 and < 35
> 35 and < 55
> 55 and < 80
> 80

Reference: Highway Capacity Manual, 2000 HCM

Table 3- LOS for Unsignalized Intersections
LEVEL OF SERVICE

CONTROL DELAY PER VEHICLE
(SEC)

A
B
C
D
E
F

< 10
> 10 and < 15
> 15 and < 25
> 25 and < 35
> 35 and < 50
> 50

Reference: Highway Capacity Manual, 2000 HCM
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Geometry
The individual intersection geometries are
illustrated in Appendix E for the primary
intersections within the study limits.
Data Collection
GDOT Average Annual Daily Traffic
Volumes (AADT) were obtained for the
time period of 1998 to 2002 in the vicinity

of the study area. These volumes are
summarized in Table 4. The historical
traffic counts show a strong upward trend
in traffic volumes south of the study area,
with relatively stable trends in the study
area.
Turning movement counts (TMCs) were
conducted at the intersections of Old
National Highway at Sullivan Road, I-285
eastbound and westbound ramps, Godby

Table 4-Historic Traffic Counts and Trends

Historic Traffic Counts & Trends
Traffic
Average
Average
Count
%
Location
1997 1998 1999 2000 2001 2002 increase
Station
increase
per year
Number
per year
Old National Highway / SR 279
South of
Jonesboro
Road
0432
12,537 7,910 15,805 13,471 14,129 17,645 1,021.6
8.1%
Between
Jonesboro
Rd &
Bethsaida
Rd
0433
16,088 16,513 N/A 17,440 19,840 19,540
690.4
4.3%
Between
Bethsaida
Rd & Flat
Shoals Rd
0435
22,228 22,573 N/A 25,940 26,800 25,469
648.2
2.9%
Between
Flat Shoals
Rd &
Jerome Rd
5437
31,575 29,949 N/A 36,305 37,600 34,197
524.4
1.7%
Between
Jerome Rd
& I-85 Off
ramp
5438
38,976 36,531 38,251 38,057 37,675 38,327 -129.8
-0.3%
Between I85 Off ramp
& Roosevelt
Hwy
5439
20,509 21,089 N/A 19,620 21,316 21,581
214.4
1.0%
Grice & Associates Inc., with Urban Collage, Inc., Marketek, Inc., Jon Benson + Associates, Inc.
Page 26 of 77

Road, Jerome Road, Burdett Road and
Flat Shoals Road during the AM, Midday
and PM peak periods during the week of
September 10, 2003.
Counts were
conducted on Tuesday, Wednesday and
Thursday of that week. The locations and
durations of the TMCs were based on the
locations of the three (3) primary nodes
within the LCI study area. The TMCs for
all of the locations are provided on
Exhibits 1-4. The raw count data is
provided in Appendix A.
Programmed Improvements
There are no programmed improvements
proposed along Old National Highway.
Programmed improvements in the study
area include:
Addition of median, bike lanes,
and sidewalks along Flat Shoals
Road, west of Old National
Highway
Temporary realignment of Sullivan
Road
Increase in number of lanes from
two (2) to four (4) along Roosevelt
Highway, just north of the study
area.
Existing Noise Contours
The presence of the Atlanta airport
northeast of the corridor has imposed
noise restrictions as they relate to types of
developments that may be permitted in
the area. The airport noise contour data
that is forecasted for the year 2010 was
obtained for the study corridor. A major
segment of the old national corridor lies
within the 65 noise level contour. A small
part of it lies within the 70 noise level
contour, which would impose a higher
degree of restriction. The entire section
of the Old National Highway that is north

of Camelot Drive lies within the 65
contour, except for the small section
between Jolly Road and Survey Trail,
which is under the 70 noise contour level.
The noise contours restrict the type of
development that could potentially be
proposed within certain contour levels. A
residential unit cannot be built within the
65 contour, unless it is made highly
sound-proof and meets the required
standards. This might result in higher
construction costs. Developments such
as schools, institutions, walking trails, and
certain types of parks can not be
constructed within the 65 contour level.
Active parks, such as a ball park may be
constructed within the contour, while
passive parks would not be permitted
within
the
contours.
Certain
developments may have potential
difficulty in obtaining federal aid, if they
are to be constructed within the noise
contours.
Signal Timing and Phasing
The timing and phasing for the
intersections along Old National Highway
were obtained from the existing
controllers at the intersections.
Level of Service Analysis
The existing conditions were evaluated
using the traffic data collected and the
software programs HCS2000 and
SYNCHRO. Conditions for unsignalized
intersections, signalized intersections, twolane roadways and multi-lane roadways
were assessed. The resulting levels of
service within the primary nodes of the
Old National Highway LCI study area
under current conditions are summarized
in Table 5 and illustrated on Figure 7.
The Synchro results are contained in
Appendix E
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Figure 6-2010 Noise Contours
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TABLE 5
Existing Level of Service
Facility

Level of Service
AM

MIDDAY

PM

A
B
B
D
B
A
B

B
B
B
C
B
A
B

B
D
B
C
B
B
D

Intersection with Old National Highway
Sullivan Road
I-285 WB
I-285 EB
Godby Road
Jerome Road
Burdett Road
Flat Shoals Road

All Intersections are currently operating at
acceptable levels of service during the
peak hours.
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FIGURE 7-Existing Level of Service
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Conclusions
The Old National Highway area has a mix
of land uses, including low density
residential
development,
apartment
complexes, commercial, hospitality, and
industrial land uses. The area is served by
MARTA bus service and is in proximity to
the MARTA College Park rail transit
station, I-85, I-285, I-75, and HartsfieldJackson International Airport.

portions of the Old National Highway
LCI study area.
Changes to existing and future land use
patterns will affect the nature of the
current
transportation
conditions.
Evaluation of significant changes to land
use patterns or uses due to zoning
changes need to adequately address
impacts to transportation conditions.

Existing Roadway conditions are generally
acceptable south of Pleasant Hill Road,
with poorer levels of service north of
Pleasant Hill Road to Sullivan Road. It
should be noted that the existing Average
Daily Traffic between Jerome Road and I85/I-285 is approaching the daily capacity
of a four-lane suburban arterial. The level
of service is acceptable for all of the
intersections in the study area, though the
intersection of Old National Highway at
Godby Road is currently operating over
capacity during the AM, Midday, and Peak
hours.
In terms of meeting the criteria of a
walkable community, pedestrian facilities
are present throughout most of the
corridor, though the sidewalks do not
meet current ADA standards. Bicycle
facilities are not present along the
corridor, however bicycle facilities are
proposed along Flat Shoals Road in the
current Atlanta Regional Commission
Transportation Improvement Program.
Transit opportunities are currently
provided by MARTA local bus service,
though the proximity to both I-85 and the
College Park rail transit station allow for
opportunities to provide direct shuttle
service to downtown Atlanta via MARTA
or I-85.
The existing noise levels related to
Hartsfield/Jackson International Airport
restrict certain types of land uses along
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EXISTING DEMOGRAPHICS
The socioeconomic characteristics of the
residential and retail market area that
surrounds Old National Highway are
provided in this section. The market area
is comprised of a 15-minute drive from
the intersection of Flat Shoals and Old
National Highway and is defined as the
geographic area from which the large
majority of potential retail customers or
residents of new housing developed in the
study area originate. The delineation of
the market area (shown on the map
below) is not meant to suggest that

prospective customers of study area
businesses and residents of newly
developed housing will be drawn solely
from this geographic area. Because of the
study area’s location and proposed
redevelopment activity, it is expected that
prospective retail customers and residents
will also be attracted to the study area
from outside of the market area.
Comparisons
with
the
Atlanta
Metropolitan Statistical Area (MSA) and
the state of Georgia are made where
appropriate. Demographic and economic
trends are analyzed for the 1990-2008
timeframe.

Figure 8-Market Area

Residential and Retail Market Area
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Population & Household Growth

area was 1.29%, below the population
growth rate. The household growth rate
within the market area is expected to
surpass population growth over the next
five years, as the projected number of
households increases at an annual rate of
2.29%.

Exhibit S-1 shows a decade of moderate
growth within the market area. In 2003,
the estimated market area population is
392,360, representing an average annual
increase of 4,949 persons or a 1.51%
average annual rate of increase since 1990.
Forecasts for 2003-2008 show an increase
in the rate of growth as the population is
expected to increase by 2.20% annually,
unlike the MSA and state where
population growth rates are expected to
slow. Numerically, population growth is
expected to increase by 8,627 persons per
year.

Between 1990 and 2003, population
growth within the Atlanta MSA was
extremely strong, increasing at an average
rate of 4.17% annually. In the 1990s,
population growth within the Atlanta
MSA was largely fueled by a booming
economy.
Between 2003 and 2008,
population growth in the Atlanta MSA is
expected to remain strong but decrease to
3.71%.

From 1990-2003, the average annual
household growth rate within the market
EXHIBIT S-1

POPULATION GROWTH
Market Area, Atlanta MSA and State of Georgia
1990-2008
Geographic Location
1990

Avg. Ann. Change
1990-2003
2003
Number
Percent
(Estimate)

Avg. Ann. Change
2003-2008
2008
Number Percent
(Forecast)

Market Area
Population
Households
Avg. Household Size

328,023
121,216
2.69

392,360
141,599
2.75

4,949
1,568
0.005

1.51%
1.29%

435,497
157,847
2.74

8,627
3,250
-0.002

2.20%
2.29%

Atlanta MSA
Population
Households
Avg. Household Size

2,959,950
1,102,578
2.64

4,563,299
1,660,786
2.70

123,335
42,939
0.005

4.17%
3.89%

5,409,173
1,973,490
2.70

169,175
62,541
0.000

3.71%
3.77%

State of Georgia
Population
Households
Avg. Household Size

6,478,216
2,366,615
2.66

8,813,345
3,232,700
2.65

179,625
66,622
-0.001

2.77%
2.82%

9,955,004
3,672,185
2.65

228,332
87,897
0.000

2.59%
2.72%

1990-2008 Average Annual Population Changes
5.00%
4.00%
3.00%
2.00%
1.00%
0.00%
1990-2003 Avg. Ann. Change

Market Area

2003-2008 Avg. Ann. Change

Atlanta MSA

State of Georgia

Source: ESRI BIS
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Within the market area, the proportion of
the population under the age of 15 in
2003 is estimated at 24%, compared to
22% within the MSA and state of
Georgia. Sixteen percent (16%) of the
market area population is age 15 to 24,
above the MSA (14%) and the state
(15%). Prime consumer age categories, 25
to 64, make up 53% of the market area
population, below the Atlanta MSA (56%)
and statewide (54%) proportions. Eight
percent (8%) of market area residents are
over 65 years of age, equal to MSA (8%)

but below state (10%) proportions.
Household Income Distribution
Market area residents are less affluent than
households within the Atlanta MSA but
have incomes more in-line with
households throughout the state. The
estimated 2003 market area median
household income is $41,212, below MSA
($59,515) and statewide ($48,001) median
household incomes (Exhibit S-3).

EXHIBIT S-3
HOUSEHOLD INCOME
Market Area, Atlanta MSA and State of Georgia
2003
Income

Market Area

Atlanta MSA

State of Georgia

Number

Percent

Number

Percent

Number

Percent

Less than $15,000
$15,000 to $24,999
$25,000 to $34,999
$35,000 to $49,999
$50,000 to $74,999
$75,000 to $99,999
$100,000 to $149,999
$150,000 to $199,999
$200,000 and more

20,131
18,045
20,741
25,793
26,924
15,592
9,992
2,467
1,914

14.2%
12.7%
14.6%
18.2%
19.0%
11.0%
7.1%
1.7%
1.4%

151,329
126,007
162,652
251,490
340,937
252,838
227,369
73,884
74,280

9.1%
7.6%
9.8%
15.1%
20.5%
15.2%
13.7%
4.4%
4.5%

460,655
330,158
369,752
518,859
617,010
404,415
328,093
99,824
103,934

14.2%
10.2%
11.4%
16.1%
19.1%
12.5%
10.1%
3.1%
3.2%

Total

141,599

100.0%

1,660,786

100.0%

3,232,700

100.0%

Median Household Income

$41,212

$59,515

$48,001

2003 Household Income Distribution
25%
20%
15%
10%
5%
0%
Less than $15,000 to $25,000 to $35,000 to $50,000 to $75,000 to $100,000
$15,000
$24,999
$34,999
$49,999
$74,999
$99,999
to
$149,999
Market Area

Atlanta MSA

$150,000 $200,000
and more
to
$199,999

State of Georgia

Source: ESRI BIS
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In 2003, the estimated income distribution
for households residing within the market
area shows that 27% of the households
have annual incomes of less than $25,000,
compared to 17% in the Atlanta MSA and
24% in the state of Georgia.
An
estimated 33% of the households in the
market area have incomes from $25,000
to $49,999, above MSA (25%) and state
(28%) proportions. Thirty percent (30%)
of market area households have annual
incomes between $50,000 and $99,999,
compared to 36% within the Atlanta MSA
and 32% statewide. An estimated 9% of
market area households have incomes
between $100,000 and $199,999, below
MSA (18%) and state (13%) proportions.
Only 1% of market area households have
incomes exceeding $200,000, below 5% in
the MSA and 3% statewide.
Racial Composition
The 2003 estimated racial distribution for
the market area reveals a population that,

relative to the MSA and state, is
predominantly
black
or
AfricanAmerican. An estimated 70% of market
area residents are black or AfricanAmerican, 22% are white, 3% are
Asian/Pacific Islander and 6% are
categorized within “other” racial groups
(Exhibit S-4). Over the next few years,
the market area’s population is expected
to become slightly more diverse with
growing proportions of residents who are
white, Asian/Pacific Islander, Hispanic or
fall within “other” racial groups.
The racial distribution of the MSA and
state populations are similar to each other
but differ significantly from the market
area population. Within the MSA in 2003,
an estimated 61% of the population is
white, 30% is black or African-American,
4% is Asian/Pacific and 5% fall into
“other” racial or ethnic groups. Statewide,
the distribution is 64%, 29%, 3% and 5%,
respectively.
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Exhibit S-4
RACIAL COMPOSITION
Market Area, Atlanta MSA and State of Georgia
2003
Race

Market Area

Atlanta MSA

State of Georgia

Number

Percent

Number

Percent

Number

Percent

White
Black or African-American
Asian/Pacific Islander
Other Races

84,857
273,386
11,602
22,515

21.6%
69.7%
3.0%
5.7%

2,789,644
1,352,843
172,648
248,164

61.1%
29.6%
3.8%
5.4%

5,620,599
2,559,822
219,170
413,754

63.8%
29.0%
2.5%
4.7%

Total

392,360

100.0%

4,563,299

100.0%

8,813,345

100.0%

Hispanic (any race)

31,608

8.1%

358,652

7.9%

566,371

6.4%

2003 Racial Composition of the Population
80.0%
60.0%
40.0%
20.0%
0.0%
White

Black or AfricanAmerican
Market Area

Asian/Pacific Islander

Atlanta MSA

Other Races

State of Georgia

Source: ESRI BIS

The proportion of the market area
population that is Hispanic (8%) is equal
to MSA (8%) but above statewide (6%)
proportions.
E.

Lifestyle Characteristics

ACORN – A Classification of Residential
Neighborhoods
–
categorizes
neighborhoods throughout the nation into
specific consumer groups or market
segments.
Neighborhoods
are
geographically defined by Census blocks,
which are analyzed and sorted by over 60
characteristics
including
income,
occupation, household type, age and other

determinants of consumer behavior.
People who share the same demographic
characteristics may have widely divergent
desires and preferences.
Households within the market area have
been grouped into clusters or segments
that bear descriptive names meant to
convey a type of neighborhood or
lifestyle. Exhibit S-5 shows the Primary
Lifestyle Groups within the market area,
with the characteristics of each provided
in Appendix B.
ACORN Lifestyle
Reports are provided by ESRI Business
Information Solutions (ESRI BIS).
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EXHIBIT S-5
HOUSEHOLDS BY PRIMARY LIFESTYLE GROUPS
Market Area
2003
Lifestyle Group

Percent of Households

Urban Working Families
Enterprising Young Singles
Baby Boomers with Children
Working Class Families
Newly Formed Households
Semirural Lifestyles
Low Income: Young and Old

19.0%
18.9%
13.3%
9.1%
6.7%
5.3%
5.0%

Total

77.3%
Households by Primary Lifestyle Groups

Low Income: Young and Old
Semirural Lifestyles
Newly Formed Households
Working Class Families
Baby Boomers with Children
Enterprising Young Singles
Urban Working Families
0%

5%

10%

15%

20%

Note: Remaining 23% of market area households fall into 19 Lifestyle groups
that account for less than 4% of market area households.
Source: ESRI BIS

The seven Lifestyle groups summarized
above account for over three-quarters
(77%) of market area households.
Although all of the Lifestyle groups are
unique, many share certain characteristics.
While a high proportion of market area
households fall into younger Lifestyle
groups, a sizable proportion of
households also fall into predominantly
older groups. Incomes generally range
from slightly below average to slightly
above average, generally without extremes
of either.

Family households are common with
expenditures often revolving around the
home. Younger groups tend to lead more
active lifestyles, which is often reflected in
their purchases. Primary Lifestyle groups
within the market area both rent and own
their home. As Urban Working Families,
Enterprising Young Singles and Baby Boomers
with Children together account for 51% of
market
area
households,
their
characteristics – i.e., housing and retail
preferences – should be closely evaluated.
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EXHIBIT S-6
HOUSEHOLDS BY LIFESTYLE GROUP AND TYPE
Market Area
2003
Lifestyle Group

Market Area

SocioEcon
Rank
(1-40)

Housing
Type

Household
Type

Percent Median
Living in
Age
OwnerOccupied
Units

Number

Percent
of HHS

Affluent Families
Upper Income Empty Nesters
Successful Suburbanites
Prosperous Baby Boomers
Semirural Lifestyle

9,787
529
468
1,341
7,449

6.9%
0.4%
0.3%
0.9%
5.3%

5
2
6
7

Single-Family
Single-Family
Single-Family
Single-Family

Married, No Children
Married w/Children
Married w/Children
Married w/Children

87%
87%
74%
84%

42.4
37.1
31.1
36.8

Upscale Households
Urban Professional Couples
Baby Boomers with Children
Thriving Immigrants
Older, Settled Married Couples

24,295
661
18,895
268
4,471

17.2%
0.5%
13.3%
0.2%
3.2%

8
16
14
15

Single-Family
Single-Family
Single-Family
Single-Family

Married Couples
Married w/Children
Married Couples
Married Couples

61%
69%
59%
81%

37.8
31.2
32.9
37.2

Up and Coming Singles
Enterprising, Young Singles

26,813
26,813

18.9%
18.9%

9

Multi-Unit

Single Person

24%

30.1

Retirement Styles
Retirement Communities
Active Senior Singles
Prosperous Older Couples

4,376
3,133
467
776

3.1%
2.2%
0.3%
0.5%

12
17
11

High-Rise Units
Multi-Unit
Single-Family

Single Person
Single Person
Married, No Children

49%
43%
81%

40.0
43.0
43.2

Young Mobile Adults
Twentysomethings
Military Proximity

1,401
1,337
64

1.0%
0.9%
0.0%

27
25

Multi-Unit
Single Person
Garden Apartments Married, No Children

22%
23%

30.0
25.7

City Dwellers
Working Class Families
Newly Formed Households
West Coast Immigrants
Low Income: Young and Old

31,885
12,890
9,478
2,504
7,013

22.5%
9.1%
6.7%
1.8%
5.0%

30
19
33
36

Single-Family
Single-Family
Garden Apartments
Duplex & Quad

Family HH
Family HH
Married w/ Children
Mixed Types

69%
53%
31%
39%

36.8
33.9
24.0
31.8

Factory and Farm Communities
Young, Frequent Movers
Small Town Working Families
Rustbelt Neighborhoods
Heartland Communities

8,853
3,361
3,091
1,733
668

6.3%
2.4%
2.2%
1.2%
0.5%

22
24
26
31

Mobile Homes
Single-Family
Single-Family
Single-Family

Married w/ Children
Married Couples
Married Couples
Family Households

72%
66%
68%
62%

33.0
35.8
39.6
41.0

Downtown Residents
Social Security Dependents
Distressed Neighborhoods
Hardtimes
Urban Working Families

34,189
913
4,905
1,501
26,870

24.1%
0.6%
3.5%
1.1%
19.0%

37
40
39
35

High-Rise Units
Garden Apartments
Single Attached
Single Attached

Single Person
Single Person
Single Person
Mixed Types

20%
17%
43%
41%

52.6
23.2
34.4
29.4

Total

141,599

100.0%

Source: ESRI BIS

To provide a snapshot of the
characteristics of all market area
households,
Exhibit
S-6
above
summarizes the housing preferences and
socioeconomic characteristics of the
primary lifestyle groups within the market
area as well as those groups within which
the remainder of households fall.
F.

Employment Trends

Nationwide
Following the nation’s longest and most

aggressive expansion in history, the U.S.
economy’s growth essentially halted in
2001 and was further weakened by the
September 11 terrorist attacks. While
there have been some signs of rebound,
the economy continues to be unstable. In
the first quarter of 2002, the Gross
Domestic Product (GDP) increased by
5.0%, fell to 1.3% in the second quarter,
rose to 4.0% in the third quarter and
declined to 1.4% in the fourth quarter of
2002. In 2003, GDP remained constant at
1.4% in the first quarter and increased to
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3.3% in the second quarter, partly due to
an increase in federal defense spending.
The Selig Center for Economic Growth at
the University of Georgia predicts that
excluding another terrorist attack and a
sharp increase in oil prices, the nation
should be positioned for an economic
recovery in 2004.
According to Selig Center estimates, total
U.S. nonfarm employment is expected to
increase by 0.8% in 2003 or by
approximately 1.1 million jobs. Although
there was a net gain in jobs in the second
half of 2002, this gain was small.
Companies will likely continue to
maximize worker productivity as well as
hire temporary help rather than hire new
full time workers in 2003, which will
weigh down job growth. Limited venture
capital will also contribute to slow job
growth.
Area Employment
The Selig Center predicts that the Atlanta
MSA will add 27,700 jobs to its
employment base in 2003, increasing by
1.3%. Following a decade of impressive
job growth, employment growth began to
weaken in 2001. Continued weakness in
the high tech, air transportation and
hospitality sectors as well as expected
slowing of commercial and residential
development will prevent a full recovery
in 2003. Despite these weaknesses, the
Atlanta MSA remains an excellent choice
for businesses to locate due to Hartsfield
International Airport (the second busiest

passenger airport in the world), a large
pool of educated and talented workers, a
diversified economy, several renowned
academic institutions, continued, albeit
slower, population growth and an
excellent transportation system (e.g.,
interstate system, rail, transit, etc.).
However, growing traffic congestion and
sprawl threaten the desirability of the
MSA.
The Atlanta MSA has the largest economy
among Georgia MSAs with an estimated
2,142,836 employees in 2001 (Exhibit S7). Between 1996 and 2001, employment
within the Atlanta MSA increased at an
average annual rate of 2.9%. Service
producing jobs accounted for the highest
share of total employment in 2001 (73%).
Within the service producing category, the
wholesale and retail trade sectors held a
19% share of total employment in the
Atlanta metro area in 2001. Other major
employment
sectors
included
accommodation and food services (8%),
waste management and remediation
services (7%) and health care and social
services (7%). Manufacturing supplied 9%
of total employment in 2001, the largest
employment sector goods producing
category. The construction sector is also a
valuable employer within the Atlanta
metro area, generating 6% of total jobs.
Government jobs accounted for 13% of
the region’s jobs in 2001, with the share of
local government (8%) jobs surpassing
state (2%) and federal government (2%)
proportions.

Grice & Associates Inc., with Urban Collage, Inc., Marketek, Inc., Jon Benson + Associates, Inc.
Page 39 of 77

Exhibit S-7
EMPLOYMENT BY INDUSTRY
Atlanta MSA
2001
Industry

2001 Employment
Number
Percent

Goods Producing
Agriculture
Mining
Construction
Manufacturing
Service Producing
Wholesale Trade
Retail Trade
Transportation & Warehousing
Utilities
Information
Finance and Insurance
Real Estate & Rental and Leasing
Professional, Scientific
Management
Waste Management & Remediation
Educational Services
Health Care & Social Services
Arts, Entertainment and Rec
Accommodation & Food Services
Other Services
Government
State
Local
Federal
NEC

308,356
2,898
1,611
120,513
183,334
1,554,626
143,041
253,956
107,847
10,362
109,325
101,830
38,295
145,990
58,565
158,419
22,063
155,139
22,656
169,185
57,953
272,406
52,535
172,577
47,294
7,448

14%
0%
0%
6%
9%
73%
7%
12%
5%
0%
5%
5%
2%
7%
3%
7%
1%
7%
1%
8%
3%
13%
2%
8%
2%
0%

TOTAL

2,142,836

100%

Note: Historical comparisons are not provided due to the fact that 2001
employment is segmented according to the North American Industrial
Classification System (NAICS).
Source: Georgia Department of Labor

Unemployment within the Atlanta MSA
was above state levels in 2002 (5.3%
compared to 5.1%), jumping from 3.5% in
2001.
Unemployment within Fulton
County was even higher in 2002,
increasing to 6.4% from 4.3% in 2001.

Cobb, DeKalb and Gwinnett County
School Systems, Delta Airlines, Emory
University, Home Depot, Kroger, Publix,
the U.S. Postal Service and Wal-Mart
Associates.

Among Georgia counties, Fulton County
ranked 1st in total employment in 2001
(754,028 employees) and 1st in wages
($919 average weekly wages). In the third
quarter of 2002, the largest employers
within the Atlanta MSA were:

Atlanta Hartsfield International Airport,
located less than a 10-minute drive of the
study area, maintained its position as the
world’s busiest airport in 2002 with over
77 million passengers.
The airport
generated over 647,000 jobs in 2002, more
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than 55,000 of which were at the airport.
One example of the airport’s impact on
South Fulton’s economy is the 52,000
square foot Flight Safety Boeing training
center that is being constructed near Old
National Highway and Godby Road. The
facility will employ up to 50 full-time
positions and train an estimated 7,000

pilots each year as well as train
maintenance technicians and cabin crews.
Also, the new Georgia International
Convention Center (GICC), which from
July 2002 to June 2003 attracted almost
430,000 event attendees, is strategically
located close to the airport.

EXHIBIT S-8
BUSINESSES AND EMPLOYMENT WITHIN A 1-MILE AND 2-MILE RADIUS FROM THE STUDY AREA
First Quarter 2003

Industry

1-Mile Radius
Businesses
Employees
#
%
#
%

2-Mile Radius
Businesses
Employees
#
%
#
%

Agriculture & Mining

2

1.3%

6

0.3%

5

0.8%

12

0.2%

Construction

3

2.0%

6

0.3%

22

3.7%

82

1.5%

Manufacturing

0

0.0%

0

0.0%

8

1.4%

35

0.6%

Transportation, Communication, Utilities

11

7.2%

139

6.6%

39

6.6%

322

5.8%

Wholesale Trade

5

3.3%

18

0.9%

12

2.0%

68

1.2%

Finance, Insurance & Real Estate

17

11.1%

129

6.1%

75

12.7%

463

8.4%

Retail Trade
Home Improvement & Mobile Homes
General Merchandise
Food
Auto Dealers & Gas Stations
Apparel & Accessories
Furniture & Home Furnishings
Eating & Drinking Establishments
Miscellaneous Retail
Subtotal

2
3
3
7
7
5
9
8
44

1.3%
2.0%
2.0%
4.6%
4.6%
3.3%
5.9%
5.2%
28.8%

9
290
170
51
20
11
217
30
798

0.4%
13.8%
8.1%
2.4%
0.9%
0.5%
10.3%
1.4%
37.9%

3
5
10
16
22
20
39
31
146

0.5%
0.8%
1.7%
2.7%
3.7%
3.4%
6.6%
5.2%
24.7%

13
304
187
189
80
59
789
107
1,728

0.2%
5.5%
3.4%
3.4%
1.5%
1.1%
14.3%
1.9%
31.3%

Services
Personal
Business
Automotive Repair, Services, Parking
Miscellaneous Repair Services
Motion Picture
Amusement & Recreation
Health
Legal
Education
Social
Museums, Art Galleries, Botanical, Zoo
Membership Organizations
Engineering, Accounting, Research, Mang't
Hotels and Lodging
Misc. Services
Subtotal

21
6
3
1
1
2
6
2
4
5
0
13
5
0
0
69

13.7%
3.9%
2.0%
0.7%
0.7%
1.3%
3.9%
1.3%
2.6%
3.3%
0.0%
8.5%
3.3%
0.0%
0.0%
45.1%

85
51
16
1
13
9
24
4
239
49
0
478
34
0
0
1,003

4.0%
2.4%
0.8%
0.0%
0.6%
0.4%
1.1%
0.2%
11.3%
2.3%
0.0%
22.7%
1.6%
0.0%
0.0%
47.6%

68
43
20
5
1
9
28
7
12
25
0
31
19
5
2
275

11.5%
7.3%
3.4%
0.8%
0.2%
1.5%
4.7%
1.2%
2.0%
4.2%
0.0%
5.2%
3.2%
0.8%
0.3%
46.5%

235
284
103
6
13
46
369
16
663
267
0
531
71
134
2
2,740

4.3%
5.2%
1.9%
0.1%
0.2%
0.8%
6.7%
0.3%
12.0%
4.8%
0.0%
9.6%
1.3%
2.4%
0.0%
49.7%

Public Administration

2

1.3%

7

0.3%

5

0.8%

50

0.9%

NonClassifiable Establishments

0

0.0%

0

0.0%

4

0.7%

14

0.3%

153

100%

2,106

100%

591

100%

5,514

100%

Total
Source: Claritas 2003
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Employment within a one-mile and twomile radius of the study area (defined as
the intersection of Flat Shoals and Old
National Highway) is displayed in Exhibit
S-8 on the previous page. Slightly more
than 2,100 workers are employed within a
one-mile radius in 153 businesses; 5,514
workers are employed within a two-mile
radius by 591 businesses. Of the workers
that are within one-mile from the study
area, 48% are employed in the services
sector,
primarily
by
membership
organizations and education services,
followed by the retail trade sector (29%).
The same is true for the two-mile area
where 47% of employment is within the
services sector and 25% within the retail
trade sector. In terms of the number of
businesses, service businesses accounted
for the largest share of business within the
one- and two-mile areas, followed by the
retail trade sector.
Retail profile
Nationally, the retail sector remained
relatively stable in 2002 despite economic
uncertainty and continued layoffs.
Demand for retail space in neighborhood
and community centers increased
throughout the year, resulting in positive
net absorption of space. Reduced levels
of construction – down 28% among
neighborhood and community centers
from 2001 – played a major role in
boosting net absorption. Consequently,
asking rents increased but were offset by
attractive concession packages.
Low
interest rates have impacted retail demand
as households that refinance or secure low
monthly payments on their new homes
can maintain prior spending activity
despite a sluggish economy.
Marcus & Millichap expect nationwide
retail starts and completions to decrease in
2003, which when combined with closures
and postponed expansions, should help

narrow vacancy rates and increase rents.
By year-end, vacancy rates are expected to
drop to 10.2%, with rents increasing by
1.5%.
Although forecasts indicate a
decline in retail starts and completions,
neighborhood and community center
completions should increase by 50% in
2003 after decreasing nearly 30% in 2002.
Within the Atlanta MSA, population and
employment growth should help fuel
demand for new retail space in 2003. In
2002, retail sales within the region
increased by 3.5% despite a weakened
economy.
However, vacancy rates
increased as new space was added to the
region’s inventory. By the end of 2003,
vacancy rates should stabilize largely due
to a drop in completions. Rents should
increase
slightly
but
continued
concessions will offset much of this gain.
According to statistics published by Dorey
Publishing and Information Services, a
local commercial real estate database
company, in its semi-annual Dorey’s
Atlanta Retail Space Guide, the metro
Atlanta retail market contained some
142.9 million square feet of existing space
as of the spring/summer of 2003.
Dorey's reports approximately 13.4
million square feet of this inventory as
available, reflective of an 11% vacancy
rate.
Meanwhile, another 4.6 million square feet
of space is under construction, according
to Dorey. The bulk of this new space is in
Midtown (1.2 million square feet), the
South
Atlanta/Airport
submarket
(750,000 square feet) and the northeast
Gwinnett County submarket (598,985
square feet).
As would be expected for a sprawling
metro area, average rental rates vary
widely among Atlanta’s retail submarkets.
The average rental rate quotes for the
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Atlanta metro area ranges from $9.38 to
$12.48.
The metro Atlanta retail submarkets
within which the study area is located is
called the “I-85 South” and the “South
Atlanta/Airport” markets by Dorey. As
of the spring/summer of 2003, according
to Dorey the I-85 South submarket
included just over 2.5 million square feet.
Vacancy is reported at 18.9% with
477,330 square feet of available space. No
new centers are reported as under
construction in the I-85 South submarket.
The most portion of the study area is
located within the South Atlanta/Airport
submarket, within which there is a total of
3.1 million square feet of retail space. The
average vacancy rate is lower than in the I85 South submarket, estimated at 10.1%
with 312,065 square feet of available
space. Dorey reports a total of 750,000
square feet of retail space under
construction, which is likely associated
with phase I of development of Camp
Creek Marketplace (discussed below).
Despite
growing
population
and
affluence, South Fulton has remained
under served by retailers, forcing many
residents – especially more affluent
residents moving to the area – to travel
northward for a better variety of goods
and services. As a result, potentially
millions of dollars are flowing outside of
South Fulton each year.
To gain insight into the supply and quality
of retail businesses in the immediate
vicinity of the study area as well as average
rents and occupancy rates, Marketek
conducted a survey of 13 nearby shopping
centers. Seven of the centers surveyed are
located on or just off of Old National
Highway, most of which are in poor to
fair condition, five are located to the
south in Union City (including Shannon

Mall) and one (Camp Creek Marketplace)
is located to the north on Camp Creek
Parkway and I-285.
Shannon Mall, located just a short drive
from the study area in Union City, is an
enclosed regional mall with close to
800,000 square feet. At present, Shannon
Mall is experiencing weakening sales and
climbing vacancies.
Despite recent
renovations, Shannon Mall is only 59%
occupied largely due to the loss of two of
its anchors. The growing popularity of

open air power centers or town centers
with grid systems that enable customers to
park a few steps from their destination
will likely draw customers away from
enclosed regional centers, especially older
ones like Shannon Mall.
Camp Creek Marketplace, located north
of the study area at I-285 and Camp Creek
Parkway, is one of South Fulton’s most
significant retail developments in decades.
Camp Creek Marketplace is a $125
million, 1.2 million square foot power
center with such notable anchors as
Target, Lowe’s Home Improvement, BJ’s
Wholesale Club, Staples, Barnes & Noble,
Marshall’s, Ross Dress for Less, PetsMart,
Linens ‘n Things and Pier One. Although
automobile
oriented, Camp Creek
Marketplace is attempting to differentiate
itself from typical power centers by
offering tree-lined sidewalks and a central
gathering place. In cooperation with the
developer, the cities of East Point and
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Atlanta successfully created a tax
allocation district for the site, which
entailed the sale of a $22 million bond to
pay for the infrastructure for the project.
The developer of Camp Creek
Marketplace – North American Properties
– recognized the potential buying power
of nearby residents with new subdivisions
going up with homes priced at $300,000
with limited quality retail nearby. Average
lease rates range from $26-$30/NNN
(triple net).
Combined with strong
population growth and access to I-285,
the development has been highly
marketable to national retailers and sales
have already exceeded expectations.
Phase I of the project is 100% leased and
Phase II is currently underway. Due to the
development’s success, anchor tenant
commitments for Phase II have already
been secured, including Old Navy,
American Signature Home and DSW
Shoe Warehouse. Phase II will entail a
total of five retail anchors, a multi-screen
movie theater, a health club, hotels,
restaurants and small shop space. Camp
Creek Marketplace has already spurred
nearby development, including a business
park, a 475-acre mixed-use community
(Princeton Lakes) and 800 luxury
apartment units.
The seven shopping centers surveyed
(which make up a total of 644,667 square
feet) that are located within the study area
are generally older, have limited curb
appeal and are void of national retail
anchors. The average age of the seven
centers is 25 years with only one center
redeveloped within the past decade.
Despite these shortcomings, the estimated
median occupancy rate of the seven
centers surveyed is 93%; the average
occupancy rate is lower (89%) due to a
significant vacancy at the Godby Old
National Shopping Center (a former

Kroger). Average base rents range from
$6 to as much as $15.
Of the 2.5 million square feet that make
up all 13 centers surveyed, almost an
estimated 400,000 square feet is vacant
(84% occupancy).
However when
excluding Shannon Mall, the estimated
occupancy rate is 95%. Average base
rents range from $6 in the study area to
$30 at Camp Creek Marketplace. On
average the 13 centers are older (20 years)
with only three developed since 1998. An
overview of each of the centers surveyed
is presented in Appendix B.
A recent initiative that should impact the
South Fulton retail market is a
redevelopment plan currently underway
for the area just south of the airport.
Clayton County, Fulton County and
College Park have joined forces to plan
for the redevelopment of a 3,400-acre area
termed “Southside Hartsfield” roughly
bordered by I-285 to the north, I-85 to
the west, Flat Shoals Road to the south
and just past Riverdale Road to the east.
The redevelopment plan concentrates
neighborhood commercial development
on Old National Highway, West
Fayetteville Road and Riverdale Road,
envisions a network of greenways
connecting residential areas to jobs and
shopping, limits industrial and distribution
uses in the northeast corner, encourages
office uses just south of I-285 and creates
a hospitality district in the northwest
corner. The remainder of the area would
largely be comprised of residential uses,
with higher density housing near office
and commercial development and lower
density housing further from the airport.
Once the redevelopment plan is finalized,
each municipality is expected to approve a
zoning overlay district to ensure
consistency throughout the area.
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RESIDENTIAL PROFILE
To shed light on the existing supply of
housing in and around the study area, the
supply-side of the rental and for-sale
housing market is reviewed and analyzed
including: total residential sales over the
last year, characteristics and absorption
histories of a sample of nearby active forsale developments that are higher density
(i.e. townhouses and cluster homes) and a
survey of selected nearby rental apartment
projects. While few of the existing forsale or rental communities are truly
comparable to higher density, mixed-use
development that would be appropriate
for the study area, the supply-side analysis
provides insight into the strength of the
overall housing market.
Housing Characteristics
In an effort to enhance the housing
profile of the residential market area (i.e.,
the 15-minute drive area), selected
housing data for the market area, the
“approximate study area”1, “South
Fulton”2 and the Atlanta MSA are
provided as follows:
•

1

Occupied housing units in the
market area are almost evenly
divided between ownership and
rental: an estimated 52% are
owner occupied and 48% are
renter occupied. Owner occupied
units make up 67% of the Atlanta
MSA’s occupied housing units.
Within the approximate study area
in 2000, 43% of occupied housing
units were owner occupied, below
48% in South Fulton.

The “approximate study area” is
comprised of Census tracts 105.07 and
105.08 as well as tract 106.04, Block
Group 4, which generally reflect the
study area.
2
“South Fulton” includes all Fulton
County Census Tracts where a majority of
the tract is located south of I-20.

•

The estimated median value of
specified owner occupied units in
the market area was $107,471 in
2003 (Exhibit H-1), compared to
$155,789 in the Atlanta MSA.
Within the market area, an
estimated 73% of homes are
valued between $50,000 and
$149,999: 39% from $50,000$99,999 and 34% from $100,000
and $149,000. An estimated 12%
of owner occupied homes are
valued between $150,000 and
$199,999. Eight percent (8%) of
homes are valued at $200,000 to
$399,999 and only 2% are valued
at over $400,000.

•

Exhibit H-2 shows that among
owner occupied homes in the
approximate study area in 2000,
86% were single-family detached
units, 3% were single-family
attached units, 1% were low
density (i.e., two to four units) and
Exhibit H-1
HOME VALUE OF SPECIFIED OWNER UNITS
Market Area
2003

Tenure

Housing Units
Number

Percent

Less than $50,000
$50,000-$99,999
$100,000-$149,999
$150,000-$199.999
$200,000-$299,999
$300,000-$399,999
$400,000-$499,999
$500,000 and Above

3,762
28,426
25,285
9,021
4,762
1,364
641
607

5.1%
38.5%
34.2%
12.2%
6.4%
1.8%
0.9%
0.8%

Total

73,868

100.0%

Median Home Value

$107,471

Source: ESRI BIS

9% were medium to high density
(i.e., 5 units or above). Sixteen
percent (16%) of renter occupied
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Exhibit H-2
TENURE BY TYPE OF UNIT
Approximate Study Area and South Fulton
2000

Unit Type

1 Unit Detached
1 Unit Attached
2 Units
3 or 4 Units
5-9 Units
10-19 Units
20-49 Units
50+ Units
Mobile Home
Boat, RV, Van, etc.
Total

South Fulton
Owner
Renter
Occupied
Occupied
Units
Units

Approximate Study Area
Owner
Renter
Occupied
Occupied
Units
Units
86%
3%
0%
1%
1%
4%
4%
0%
0%
0%
2,074

9%
3%
3%
13%
17%
30%
6%
16%
1%
0%

93%
3%
1%
1%
1%
0%
0%
0%
1%
0%

2,703

52,292

21%
3%
7%
15%
21%
15%
5%
13%
0%
0%
55,927

Source: 2000 Census

units in the approximate study
area were low density, 69% were
medium to high density, 9% were
single family detached, 3% were
single family attached and 1%
were mobile homes. Housing in
South Fulton tends to be lower
density, where in 2000 93% of
owner occupied units were singlefamily detached, 3% were singlefamily attached, 3% were in
structures with 2 or more units
and 1% were mobile homes.
•

Among renter units in South
Fulton, 24% were single family
detached and attached, 22% were
low density and 54% were
medium to high density.

•

One- and two-person households
were most popular in the
approximate study area in 2000,
accounting for 25% and 29% of
owner
occupied
units,
respectively, and 29% and 25% of
renter occupied units, respectively.
The same was true for South
Fulton where one- and two-

person households accounted for
55% of all units.
•

Overcrowding and the absence of
complete plumbing facilities are
two primary indicators of
households living in substandard
housing conditions. According to
the 2000 Census, 2% of
approximate study area owner and
13% of renter occupied housing
units were overcrowded (i.e., more
than one person per room) in
2000. Within South Fulton, the
proportions were higher: 4% and
14%, respectively. One percent
(1%) of approximate study area
owner and renter occupied
housing units did not have
complete plumbing facilities in
2000, compared to 0.5% of owner
and 1% of renter occupied
housing units within South Fulton.

•

According to the 2000 Census,
housing development in the
approximate study area was
strongest in the 1960s and 1970s
when two-thirds (66%) of all
occupied housing units were built
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(Exhibit H-3).
Within South
Fulton, housing development was
more evenly spread out but also
peaked in the 1960s and 1970s.
While housing development in
both areas was slower in the
1990s, 9% of occupied housing
units in the approximate study
area were built in the 1990s, just
below 10% in South Fulton.
•

disproportionate share of their
income on gross rent (i.e., 35%
and greater) in 1999.
Within
South Fulton, these percentages
were 60% and 54%, respectively.
Not surprising, the percentage of
renters paying a disproportionate
share of their income on gross
rent was significantly less among
those within the $20,000 to
$50,000 income group: 28% of
those earning $20,000-$34,999 and
none of those earning $35,000$50,000 in the approximate study

Exhibit H-4 provides an overview
of gross rent as a percentage of
Exhibit H-3

TENURE BY YEAR STRUCTURE BUILT
Approximate Study Area and South Fulton
2000

Unit Type

Approximate Study Area
Owner
Renter
Occupied
Occupied
Units
Units

Built 1999 to March 2000
Built 1995 to 1998
Built 1990 to 1994
Built 1980 to 1989
Built 1970 to 1979
Built 1960 to 1969
Built 1950 to 1959
Built 1940 to 1949
Built 1939 or Earlier
Total

1%
5%
9%
11%
37%
33%
2%
3%
0%
2,074

0%
0%
5%
27%
43%
20%
4%
1%
0%
2,703

South Fulton
Owner
Renter
Occupied
Occupied
Units
Units
1%
4%
6%
10%
16%
24%
19%
9%
11%
52,292

1%
3%
4%
13%
28%
23%
15%
6%
6%
55,927

Source: 2000 Census

household income for households
earning less than $50,000, which is
assumed to be the maximum
income of a large majority of
potential renters at new housing
developed in the study area.
Within the approximate study
area, 49%3 of renters with incomes
less than $10,000 and 92% of
renters with incomes between
$10,000 and $19,999 paid a

area and 22% and 2%,
respectively, in South Fulton. A
total of 41% of renters earning
$50,000 and less within the
approximate study area were “rent
overburdened” in 1999, compared
to 39% in South Fulton.

3

51% of approximate study area renters
with incomes below $10,000 were not
computed, likely lowering the proportion
of renters within this income band paying
35% or more of their income on rent.
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Exhibit H-4
HOUSEHOLD INCOME BY GROSS RENT AS A PERCENTAGE OF HOUSEHOLD INCOME
Approximate Study Area and South Fulton
1999

Annual HH
Income

Less than 20%
Study
Area

Less than $10,000
$10,000-$19,999
$20,000-$34,999
$35,000-$49,999

0%
1%
3%
46%

South
Ful
6%
12%
17%
58%

20%-24%

25%-29%

Study South Study
Area
Ful
Area
0%
0%
12%
37%

3%
4%
22%
14%

30%-34%

South Study South
Ful
Area
Ful

0%
2%
33%
15%

6%
6%
23%
6%

0%
3%
24%
2%

4%
8%
20%
2%

35% and Higher
Study
Area
49%
92%
28%
0%

South
Ful
60%
54%
22%
2%

Not Computed
Study
Area
51%
2%
0%
0%

South
Ful
21%
2%
2%
1%

Note: "Study Area" represents approximate market area.
Source: 2000 Census

•

paid between $400 and $499, 9%
paid between $700 and $799, 3%
paid between $800 and $899 and
only 4% paid $900 or more.
Eighteen percent (18%) of renter
households paid less than $400 in
contract rent in 2000. The median
contract rent among renter
households was $550 in 2000;
$528 was the average rent.

Exhibit H-5 shows contract rent
paid by market area renters in
2000. Contract rent is the amount
of rent agreed to or contracted
for, regardless of additional
services, furnishings and utilities.
Almost one-half (48%) of market
area households paid between
$500 and $699 in contract rent in
2000. Seventeen percent (17%)

Exhibit H-5
Contract Rent
Market Area
2000

Rent

With Cash Rent
Less than $100
$100-$199
$200-$299
$300-$399
$400-$499
$500-$599
$600-$699
$700-$799
$800-$899
$900-$999
$1,000-$1,499
$1,500-$1,999
$2000 or More
No Cash Rent

Number

Percent

2,052
2,290
2,675
4,840
11,108
17,848
13,383
5,749
1,685
476
589
62
112
1,199

Median Rent

$550

Average Rent

$528

3%
4%
4%
7%
17%
27%
21%
9%
3%
1%
1%
0%
0%
2%

Source: 2000 Census
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Residential Market Trends
National
Despite the recent recession and the
corresponding tightening of the labor
market, the national housing market did
exceptionally well in 2002. Low mortgage
rates played a major role in a continued
strong housing market, which are
expected to remain below 7% in 2003.
Low interest rates have had a direct
impact on homeownership rates, as
renters are finding that mortgage
payments are increasingly comparable to
rents – especially in the entry-level market.
Nationwide, single-family new home sales
were up 7.5% from 2001 while existing
home sales increased by 5.0%. Singlefamily permits, construction starts and
completions were all up in 2002, reaching
levels not experienced in decades. As a
result, the National Association of Home
Builders Housing Market Index shows
that builders were more optimistic about
the current and future outlook of the
housing industry in 2002 compared to
2001.
Reis reports that 2002 was a difficult year
for the national multifamily market. Low
interest rates combined with high priced
Class A apartment rents directed typical
renters to home ownership. The national
vacancy rate jumped to 6.3%, the highest
level since 1991. For the second year, net
absorption of rental units was negative
(negative 9,400 units) which was partly
fueled by existing renters opting for home
ownership.
Nationwide, construction
completions moved ahead in 2002 despite
slowing demand.
While rents increased by 0.4% in the
fourth quarter of 2002 (1.1% for the year),
high concessions offset this gain and
actually resulted in a 0.2% drop in
effective rents (-1.0% for the year).
Nationwide, vacancy rates increased to

4%, still below the 5% threshold
considered to reflect market equilibrium.
Reis anticipates that the current imbalance
between demand and supply will continue
to boost vacancy rates in 2003. Although
net absorption is expected to return to
positive territory by the end of 2003, new
construction will lift the vacancy rate to
7.4%. Both asking rents and effective
rents are expected to increase in 2003, by
1.8% and 0.9%, respectively. Over the
next four years, Reis expects that the
national rental market will stabilize as
demand improves and construction
activity slows.
Atlanta Region
Job losses, economic uncertainty and low
mortgage rates have also impacted the
Atlanta region’s housing market. Within
the for-sale market, sales of entry-level
homes (priced below $250,000) have
remained strong. Higher priced homes
(especially those priced above $400,000)
are staying on the market longer and is
where the market continues to show
weakness. Uncertainty over job security
and the economy is deterring move-up
buyers and even encouraging some
homeowners to move-down.
Higher
priced homes will remain more difficult to
sell until the labor market stabilizes and
begins to show strong growth.
The Atlanta Journal/ Constitution’s
Annual Home Report shows that within
16 of the 20 Atlanta MSA counties, the
number of sales of new and existing
homes reached 117,281 in 2002 (down
slightly from 118,348 in 2001) with
median sales prices of new homes ranging
between $127,250 (Newton County) to
$254,400 (Forsyth County).
Overall,
home prices rose 5% throughout the
metro area. Fulton County continued to
lead the area in terms of sales volume
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while Rockdale County experienced the
greatest increase in sales.
After years of defying national trends, the
Atlanta region’s apartment market
experienced weakness in 2002. Increasing
construction completions, low interest
rates and job losses contributed to
climbing vacancies and zero rent growth.
Increasing scheduled completions in 2003
will likely further weaken the local
apartment market.
In 2002, the average vacancy rate in the
Atlanta MSA was 10.3%, up more than
250 basis points from 2001. Asking rents
remained steady while effective rents
dropped due to concessions. By the end
of 2003, average asking rents in the
Atlanta MSA are expected to decrease by
1% to $790, while effective rents will drop
by 5% due to concessions being offered.
Vacancy rates are expected to climb to
11.5% by year-end. As the job market
rebounds, the apartment market will likely
follow. However, a meaningful recovery
is not anticipated until 2004.
For-Sale Housing Market
Exhibit H-6 on the following page
displays residential sales data for South
Fulton from January 1, 2003 to August 18,
2003. Based on this information, the forsale market appears to be centered in the
$100,000 to $200,000 price range. Among
active listings, 58% of listings are in the
$100,000-$199,999 range:
11% from
$100,000-$119,999, 30% from $120,000 to
$159,999; and 17% from $160,000$199,999. Almost two thirds (65%) of
sales in South Fulton were in the
$100,000-$199,999 range.
Eighteen
percent (18%) of the sales were in the
$100,000-$119,999 range, 34% sold for
$120,000 to $159,999 and 13% sold for
$160,000-$199,999. Ten percent (10%) of
home sales were in the $200,000s and only

29 listings, or 4%, sold for $300,000 or
more.
Although North Fulton has experienced
tremendous residential growth in recent
decades, homebuyers are beginning to
look to South Fulton where they can buy
more home for their money and possibly
shorten their commutes. Strong residential
growth in North Fulton has consumed the
bulk of developable land, pushing new
development further out and increasing
commuting time for homebuyers.
Furthermore, it is difficult to find a home
in North Fulton for under $200,000,
especially in closer-in areas.
Having been overlooked by residential
developers for decades, developers are
now recognizing that there is land
available for development in South Fulton
where they can build homes that are
competitively priced (i.e., under $200,000)
within a reasonable drive of downtown.
Housing markets in areas close to the
study area including East Point, College
Park and Union City are showing signs of
increasing strength. In Union City, rapid
residential development has led its city
council to enact a moratorium of
residential permitting. In College Park
and East Point, historic homes in need of
repair as well as large-scale developments
such as Princeton Village in College Park
(a mixed-use development that will offer
approximately
300
homes)
are
increasingly attracting homebuyers. The
Atlanta Journal/Constitution’s 2002 Home
Sales Report lists College Park and East
Point as among the few metro
communities where home prices increased
in 2002.
Home prices in the surrounding counties
generally range from:
$102,000 to
$240,000 in Clayton County; $98,000 to
$300,000 in Coweta County; and $200,000
to $400,000 in Fayette County. In the
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Camp Creek area, there are homes priced
as high as the $500,000s.
At least six single-family subdivisions are
planned for the Old National area for an
estimated total of close to 900 units.
There will also be two senior-living
projects built in the Old National area.
There are no rental apartment projects
planned for the Old National area.
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Exhibit H-6
MULTIPLE LISTING SALES
January 1, 2003 to August 18, 2003
South Fulton
List/Sales Price

Active Listings
Number Percent

Less than $10,000
$10,000-$19,999
$20,000-$29,999
$30,000-$39,999
$40,000-$49,999
$50,000-$59,999
$60,000-$69,999
$70,000-$79,999
$80,000-$89,999
$90,000-$99,999
$100,000-$119,999
$120,000-$159,999
$160,000-$199,999
$200,000-$249,999
$250,000-$299,999
$300,000-$349,999
$350,000-$399,999
$400,000-$499,999
$450,000-$499,999
$500,000-$599,999
$600,000-$699,999
$700,000-$799,999
$800,000-$899,999
$900,000-$999,999
$1,000,000 and Above
Total Units Sold

8
7
8
17
19
21
32
54
26
32
129
346
197
69
57
24
36
17
15
16
8
2
5
5
18

1%
1%
1%
1%
2%
2%
3%
5%
2%
3%
11%
30%
17%
6%
5%
2%
3%
1%
1%
1%
1%
0%
0%
0%
2%

Sold Listings

Days on
Market
50
198
144
123
122
120
90
94
95
68
87
82
106
103
139
194
136
138
231
97
223
310
163
288
162

Number Percent Days on
Market
2
9
5
9
12
16
13
26
24
35
121
231
88
34
34
7
6
5
4
2
1
1
1
0
2

0%
1%
1%
1%
2%
2%
2%
4%
3%
5%
18%
34%
13%
5%
5%
1%
1%
1%
1%
0%
0%
0%
0%
0%
0%

1,168

688

105

113

Median Sales Price

$140,085

$130,000

Average Sales Price

$200,484

$150,651

Average Days on Market

80
161
34
66
67
167
88
105
129
69
102
100
163
125
88
76
237
197
205
110
172
14
525
~
264

Source: Multiple Listing Service
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Exhibit H-7
SUMMARY CHARACTERISTICS OF SELECTED APARTMENT COMMUNITIES
Site

1

2

3

4

5

6

7

8

9

Units/
Mix

Low

Rent
High

Square Feet
Low
High

Rent/
Sq. Ft.

Autumn Hills
Efficiencies
One Bedroom
Two Bedroom
Three Bedroom

191
0
32
159
0

NA
$580
$700
NA

NA
$580
$750
NA

NA
730
1,145
NA

NA
730
1,185
NA

NA
$0.79
$0.62
NA

Union Station
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

450
0
169
225
56

NA
$600
$700
$850

NA
$690
$800
$950

NA
850
1,125
1,175

NA
850
1,125
1,250

NA
$0.76
$0.67
$0.74

Autumn Meadows
Efficiencies
One Bedroom
Two Bedroom
Three Bedroom

56
0
8
48
0

NA
$590
$650
NA

NA
$590
$680
NA

NA
900
1,000
NA

NA
900
1,200
NA

NA
$0.66
$0.60
NA

Shannon Creste
Efficiences
One Bedroom
Two Bedroom
Three Bedroom
Four Bedroom

200
0
0
80
80
40

NA
NA
$670
$775
$955

NA
NA
$670
$775
$955

NA
NA
1,016
1,214
1,445

NA
NA
1,016
1,214
1,445

NA
NA
$0.66
$0.64
$0.66

Oakley Shoals
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

86
11
57
18
0

$479
$545
$700
NA

$479
$545
$700
NA

340
540
860
NA

340
540
860
NA

$1.41
$1.01
$0.81
NA

Champions Glen
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

166
0
26
83
57

NA
$650
$735
$750

NA
$680
$745
$750

NA
800
1,000
1,275

NA
800
1,100
1,275

NA
$0.83
$0.70
$0.59

Hidden Lake
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

320
0
112
196
12

NA
$609
$709
$859

NA
$800
$759
$859

NA
708
932
1,269

NA
1,141
1,188
1,269

NA
$0.76
$0.69
$0.68

Shannon Lake
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

294
NA
NA
NA
NA

NA
$610
$725
$810

NA
$670
$795
$870

NA
712
1,027
1,208

NA
808
1,185
1,285

NA
$0.84
$0.69
$0.67

Premier Club
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

88
0
88
0
0

NA
$450
NA
NA

NA
$450
NA
NA

NA
500
NA
NA

NA
500
NA
NA

NA
$0.90
NA
NA

Deposit

Structure
Type

Occ
Rate

Year
Built

$200-$300

2 story
flats &
TH

99%

1989

$350

2-3 story
flats

84%

1990

$100-$250

2-story
flats &
TH

100%

1988

X

$250-$300

2-3 story
flats

90%

1989

X

$250

1- story
flat

87%

1988

X

$150

2-3 story
flat

95%

1990

$350

2-3 story
flat

92%

2-3 story
flat

2-story
flat

NA

$350

A

X

X

Amenities
FC
L
P

B

CL

C

X

X

X

X

X

X

X

X

X

X

X

T

WD WDC

X

X

25% of units are tax
credit; remaining are
market rate. Couples,
starter families,
young roommates.

X

X

X

Well landscaped.

X

X

X

X

Elderly, single mothers,
couples.

X

X

X

All vacancies are
2-bedroom. Elderly
couples and families.
100% tax credit.

X

X

Comments
PL

X

X

X

X

X

1986

X

X

X

X

89%

1984

X

X

X

90%

1973

X

X

X

X

Under renovation.

X

X

X

X

X

X

X

X

Mostly families in
3-bedrooms; singles
and starter famiies
in 2-bedroom units.
X

Lots of famiies with
small children.

X

On a lake with a
gazebo. Elderly, family,
singles. 50% tax credit;
50% market rate.

Residents are mostly
retired.
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Site

Units/
Mix

Low

Rent
High

Rent/
Sq. Ft.

Square Feet
Low
High

10 Hidden Woods
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

348
0
68
280
0

NA
$505
$615
NA

NA
$535
$625
NA

NA
700
1,016
NA

NA
743
1,218
NA

NA
$0.72
$0.56
NA

11 Kimberly Forest
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

201
0
32
169
0

NA
$525
$610
NA

NA
$525
$655
NA

NA
822
1,110
NA

NA
822
1,147
NA

NA
$0.64
$0.56
NA

12 Lake of the Woods
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

216
0
NA
NA
0

NA
$640
$730
NA

NA
$640
$770
NA

NA
707
977
NA

NA
707
997
NA

NA
$0.91
$0.76
NA

13 Biscayne Club
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

370
48
114
162
46

$460
$565
$705
$855

$460
$610
$740
$855

426
628
1,080
1,480

426
800
1,200
1,480

$1.08
$0.82
$0.63
$0.58

14 Arbor Glen Apts
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

134
0
12
110
12

NA
$575
$632
$830

NA
$615
$685
$830

NA
760
1,250
1,500

NA
760
1,250
1,500

NA
$0.78
$0.53
$0.55

15 Hickory Park Apt
Efficiences
One Bedroom
Two Bedroom
Three Bedroom

150
0
NA
NA
NA

NA
$543
$587
$610

NA
$543
$587
$610

NA
728
918
1,102

NA
728
918
1,102

NA
$0.75
$0.64
$0.55

TOTAL
Efficiences
One Bedroom
Two Bedroom
Three Bedroom
Four Bedroom

3,270
59
718
1,540
263
40

A: Alarm System
B: Balcony/Patio

$464
$593
$687
$817
$955

C: Cable Ready
FC: Fitness Center

410
751
1,109
1,289
1,445

$1.13
$0.79
$0.62
$0.63
$0.66

Deposit

Structure
Type

Occ
Rate

Year
Built

$200

2-story
flats
and
TH

100%
wait list

1972

X

X

$150

2-story
flats
and
TH

95%

1967

X

X

$175-$200

2 & 3story
flats

98%

1988

X

X

$200

2-story
flats
and
TH

88%

1970

X

X

$275

2-story
TH

82%

1972

X

X

incomebased

2-story
flats

100%
wait
list

1970

$100$350

~

92%

1981.03

G: Gas
P: Pool
L: Laundry Room on Site PL: Playground

A

X

T: Tennis
TH: Townhouse

B

CL

C

X

Amenities
FC
L
P
X

Comments
PL

T

WD WDC

X

X

X

X

X

X

X

X

X

X

X

X

X

IS IT TX CRED

X

X

X

X

Mostly families in 1-, 2and 3-Bdr TH.

X

X

W: Water
WD: Washer & Dryer

X

X

Tenants come from
"all walks of life"

W/D in some units.
Mostly families with
young kids.

Renovated in 2000.
Mostly families with
young kids. Tax credit.

WDC: Washer & Dryer Connections

Note: Projects for which the mix was unavailable are not accounted for in average rents, square footage and value ratios but are included in total units, occupancy rates
and years old.

Grice & Associates Inc., with Urban Collage, Inc., Marketek, Inc., Jon Benson + Associates, Inc.
Page 54 of 77

Figure 9-Competitive Apartment Communities

Competitive Apartment Communities
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Rental Housing Market
To obtain an understanding of rents, unit
sizes,
occupancies,
community/unit
amenities of rental apartment projects in
the Old National Highway area, Marketek
conducted a survey of 15 nearby
apartment projects in July-August 2003
which is presented in Exhibit H-7 on the
following page and analyzed in this
section. A map showing the locations of
the projects surveyed follows.
The 15 projects surveyed include a total of
3,270 units.
The average (weighted)
occupancy rate of the projects surveyed
was
92%,
with
seven
projects
experiencing occupancy rates of 95% or
higher (three of which are income
restricted). An occupancy rate of 95% or
higher indicates that demand and supply
in the rental apartment market are close to
equilibrium.
The apartment communities surveyed are
generally older. The average age of all
projects surveyed is 22 years. Only two of
the projects surveyed (Union Station and
Champions Glen) were built since 1990,
suggesting that a limited amount of new
product has entered the area in recent
years.
Among the apartment communities
surveyed for which the unit mixes were
available, two bedroom units are the
dominant unit type, accounting for 59%
of units with an average monthly rent of
$687 and an average of 1,109 square feet
in size. One bedroom units are the
second most prevalent (27%), with an
average monthly rent of $593 and an
average of 751 square feet in size. Three
bedroom units account for 10% of units
in projects surveyed for which mixes were
available, with rents averaging $817 and
unit sizes of 1,289 square feet. Only two
of the projects surveyed offer efficiency

units (rents of $460 and $479 and 340 and
426 square feet in size) and only one
project offers four bedroom units ($955
rents and 1,445 square feet in size). Value
ratios for efficiencies, one, two, three and
four bedrooms are $1.13, $0.79, $0.62,
$0.63 and $0.66 per month, respectively.
Three of the apartment communities
surveyed are located in the study area:
Hidden Woods, Biscayne Club and Arbor
Glen Apartments. Hidden Woods, a 348unit community built in 1972, is 100%
occupied with a waiting list. Hidden
Woods has a strong community and unit
amenity package as well as average
monthly rents ($0.72 per square foot for a
one bedroom and $0.56 for a two
bedroom) below that of all units surveyed
($0.79 and $0.62, respectively). Occupancy
rates at Biscayne Club and Arbor Glen are
below average for the area (88% and 82%,
respectively) and were both built in the
early 1970s. Managers at all three of the
projects surveyed in the study area
reported that families make up a large
share of their tenants.
A portion or all of the units at five of the
projects surveyed are reserved for
households who qualify for the Low
Income Housing Tax Credit Program. All
five of the projects were built prior to
1990 and occupancy rates range from
89% to 100% with a waiting list.
Unit features and project amenities
present in the communities surveyed
generally include full kitchen with
dishwasher, balcony or patio, cable-ready,
pool, clubhouse and on-site laundry and
or/washer/dryer connection. Upgrade
features
and
amenities
include:
washer/dryer in unit, tennis, pool and
clubhouse
and
fitness
center.
Communities surveyed are most often
comprised of two- to three-story flats
and/or townhomes. Renter profiles
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obtained from interviews with managers
and on-site leasing agents confirm that
while there is a mix of prospective tenants
at the communities surveyed, tenants are
typically starter families, elderly residents
and young singles. Families are reportedly
most likely to rent at projects with three
and four bedroom units.
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CONCEPT PLAN
The Old National Highway LCI study
area followed the pattern of most post
World War II car-dominated suburban
development that assumed that most
access would be by car. Little concern
was given to either pedestrian or transit
accessibility in planning and designs. The
corridor also follows a national trend in
inner-ring suburbs, with declining retail
and residential units due to out-migration
to newer suburbs and in-migration to the
more urban locations in the central city.
The Old National Highway corridor is
unique in that is strategically located near
Hartsfield/Jackson International Airport,
downtown Atlanta, and rail transit. This
affords the corridor the opportunity to
capture audiences looking for more urban
residential and retail land uses.
Land use diagrams were developed for
each node on the Old National Highway
Corridor in order to gain an
understanding of the types and intensity
of development that would be appropriate
for the Old National Community and
could be supported financially.
The
diagrams were generated based upon
input gathered at a series of open public
forums and project management team
meetings and informed by the market
demand analysis generated by the
planning team.
Together, the three land use diagrams
display a 15-20 year build-out along the
Old National Corridor.
While the
residential components of the diagrams
could be constructed more quickly (5 to 7
years), the retail, commercial and office
facilities displayed in the plan, which are
desired by the community and needed to
generate
more
of
a
mixed-use
environment at each node, may take

longer to develop and be supported by
their respective markets.
The diagrams are intended to be a
representation of what could be built in
the future at each node. The actual
development pattern is not likely to
replicate the diagrams shown in this
planning document exactly. However, the
diagrams do represent the level of
development that can reasonably be
supported over the next 15 years based
upon the existing and future market
demand, the appropriate intensity of
development based upon feedback from
the surrounding community and sound
urban design principles which should be
encouraged or enforced as new
development is considered in the corridor.
While some urban design principles, such
as bringing buildings up to the street
(minimizing setbacks from Old National
Highway) to frame roadways, calm traffic
and encourage enhancement of the
pedestrian environment, are consistent
within each of the three nodes, each node
is designed to support a different market
niche. To maintain a balance within the
corridor, enhance sustainability and
reduce adverse competition, each
development
initiative
must
be
differentiated from the others fostering an
environment
where
each
node
complements the others.
To that end, the Sullivan Road node is
based upon creating a diverse residential
community with a small mixed-use retail
center and building off of the nearby
regional office facilities. The Godby Road
node is intended to be the entertainment
and retail center of the corridor with a mix
of retail buildings, hotels and a diversity of
housing types. The Flat Shoals Road
Node is envisioned as a neighborhood
center with smaller retail buildings, a local
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office
center
residences.

and

neighborhood

The diagram for each node and a
description
of
the
envisioned
development types and intensity are
included on the following pages. Again,
these nodes were designed in an effort to
pulse potential development demand and
appropriate intensity over the next 15-20
years. As future development proposals
arise over the next five to twenty years,
the City of College Park and Fulton
County should use these diagrams and
images as a framework for what may be
built and as a guide to encourage
appropriate development in keeping with
the Old National Highway LCI Plan.
Sullivan Road Node
The Sullivan Road Node was envisioned
largely as a residential community for
those who work in and around the Old
National Highway Corridor, HartsfieldJackson International Airport and South
Fulton County. It includes a variety of
housing types including condo/lofts,
townhomes and single-family homes; a
small mixed-use retail center; and two
regional office centers. The Sullivan Road
node is located just north of the
interchange of Old National Highway and
I-285/I-85. The node possesses excellent
access to both interstates and currently
accommodates
an
old
Service
Merchandise retail center.
LAND USE
The land use diagram envisions a
significant redevelopment of the former
Service Merchandise site.
The
development is organized around a central
community open space. Based upon the
initial analysis performed by the planning
team, parks and open space are scarce

along the Old National Corridor and in
high demand by the community. The
central open space is intended to create a
gathering space within the residential
community and provide some relief to the
development which is of a higher intensity
than most developments found along the
existing corridor.
A small mixed-use center including local
serving retail businesses (small stores,
coffee shops, small restaurants, etc.) with
residential units above and several
residential buildings are located between
the open space and Old National
Highway. The orange colored buildings
on the diagram represent the mixed-use
buildings. These facilities are located
along the main entry into the node off of
Old National. The roadway may include
on-street parallel or angled parking to
support the first-floor retail businesses.
This placement is intended to cluster retail
facilities in one area of the node where
patrons can walk from home to business
and between businesses.
Parking is
located behind the buildings in favor of
minimizing the setback from Old National
Highway and the entry boulevard and to
further
enhance
the
pedestrian
environment.
The brown colored buildings represent
multi-story (3 to 4 stories) residential
buildings.
Due to the intensity of
development a parking structure will be
necessary to develop the residences in the
manner shown. To minimize the number
of residential units overlooking the
concrete plant to the north, the parking
garage is located along Sullivan Road,
focusing
apartments
toward
the
community open space and the central
courtyard between the multi-family
buildings and the mixed-use area.
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West of the central open space, the
intensity of the residential area is reduced
to rows of townhouses (yellow-orange)
and single-family homes (yellow). These
residences should be buffered from
Sullivan Road, the manufacturing facility
to the west of the node and I-285 through
heavy landscaping and potentially sound
barriers along I-285.
To provide an additional buffer between
the residential community and I-285 and
to take advantage of the node’s excellent
interstate access, an office park is
proposed on the south end of the node.
The office park is shown as a collection of
three-story buildings facing the residential
development and parking located closer to
the interstate, away from the residential
community.
Two existing hotels, two small restaurants
and several small office buildings are
located on the east side of Old National
Highway between I-285. While future
development on this side of Old National
Highway should be encouraged to locate
along the front of the properties (pulled
up to Old National Highway), this side of
the node is less likely to redevelop over
the next ten years. If properties were to
redevelop on the east side of Old National
Highway, they should be considered for
further office park development rather
than retail goods and services which
should locate within the mixed-use retail
center.
In total, the Sullivan Road diagram
includes approximately:
• 50,000 SF of Retail Space
• 250,000-300,000 SF of Office
Space
• 250-300 Loft/Condo Units
• 65-75 Townhouses
• 65-75 Single Family Homes

LANDSCAPE AND URBAN DESIGN
The redevelopment diagram of the node
maintains the two existing gas stations and
calls for a new gateway to the area at the
interstate. This gateway could include
lighted columns, public art or some other
vertical element to identify and symbolize
the Old National Corridor. The plan for
the node accommodates streetscape
improvements along Old National
Highway and landscaped boulevards
throughout the development, which
should include wide pedestrian sidewalks,
lighting, benches and other streetscape
elements.
TRANSPORTATION
Access to the node is provided off of Old
National Highway and Sullivan Road.
The access points along Old National
Highway will not include traffic signals
due to the limited distance between the
entries and the light at the on/off ramp to
I-285.
Thus, access to/from the
redevelopment site at Sullivan Road
should be encouraged. A detailed list of
transportation
improvements
recommended in the study area is
presented in the Implementation section
of the report.
Godby Road Node
The Godby Road node is envisioned as
the entertainment and retail center of the
Old National Highway Corridor with a
mix of retail buildings, hotels and a
diversity of housing types. The node is
located just to the south of the I-285/I-85
interchange and currently supports a
number of hotels and restaurants. Three
large “big box” retail centers are located
on the northwest, southwest and
southeast corners of the node. The
northwest center is vacant, while the retail
centers on the southwest and southeast
corners are partially occupied.
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LAND USE
The proposed plan for the Godby Road
node maintains the northeast corner as
the hospitality and entertainment center
for the Old National Highway corridor.
Just fewer than ten hotels are located
within the node, with good proximity to
Hartsfield-Jackson International Airport.
With the forthcoming addition of a
Boeing Training Facility in the area, the
future of this area as a hospitality center
seems bright.
To enhance the northeast corner as an
entertainment and hospitality center a
mixed-use development (with retail on the
ground floor and limited retail, offices
and/or residences on the second floor) is
proposed; organized around an open
public plaza. Any development on this
quadrant of the node should attempt to
address Old National Highway by
minimizing the setback from the
pedestrian sidewalk along the corridor and
creating a public gathering space that is
accessible to those visiting the nearby
hotels, as well as the larger community.
Two significant retail/entertainment
buildings are also located in this quadrant
(potentially a bowling alley, movie theater
or other large entertainment venue).
A large retail center, formerly a Target and
a Richway’s, is located on the northwest
quadrant of the node. The plan calls for a
significant redevelopment to the site. The
redevelopment plan includes a series of
larger retail buildings placed along Old
National Highway with parking behind
and an extension of Old National Parkway
to connect Old National Highway to
Godby road through the redevelopment
site. The extension of Old National
Parkway serves a dual purpose of
enhancing the local street network to
provide access to the retail center and
acting as a divider between the retail site
and the proposed residential development

on the west end of the quadrant.
The proposed residential mix includes
both townhouses and single-family
homes. The two housing types are
buffered from one another through
landscaping and a community park off of
Godby Road.
The single-family
neighborhood should be further buffered
from the more industrial uses to the west
on Godby Road with heavy landscaping.
The southwest quadrant of the node is
based upon a similar strategy to bring the
retail development up to Old National
Highway to frame the roadway, calm
traffic and enhance the pedestrian
environment. A small office center is
located to the west of the retail buildings.
However, this facility would also be
appropriate as an institutional building
such as a library or community center.
Behind the office/institutional building is
a single-family neighborhood with a small
community park.
If multifamily condos, lofts or apartments
are to become part of the housing mix at
the Godby Road Node, the southeast
quadrant is the most appropriate corner
for such a use. The land use plan displays
a small mixed-use retail center at the
southeast corner of Godby Road and Old
National Highway. The remainder of the
site includes three 3-story residential
buildings with a total of fewer than 200
residential units. The plan’s residential
strategy is to provide a variety of housing
types to serve all cross-sections of the
community without clustering too much
of any one housing type in a single area.
The Godby Road node includes at least
three different types of residential homes,
but not more than 200 of any single
residential type.
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In total, the Godby Road diagram
includes approximately:
•
250,000 of New Stand-Alone
Retail Space
•
160,000 SF of Mixed-Use
Retail Space
•
60,000-70,000 SF of Office
Space
•
180-200 Loft/Condo Units
•
40-50 Townhouses
•
120-140 Single Family Homes
LANDSCAPE AND URBAN DESIGN
The redevelopment plan for the node
includes streetscape improvements to Old
National Highway, Godby Road and Old
National Parkway. The plan also calls for
a new gateway to the area at the interstate.
This gateway could include lighted
columns, public art or some other vertical
element to identify and symbolize the Old
National Corridor and should match those
at the Sullivan Road Node.
TRANSPORTATION
By minimizing the setback along Old
National Highway on each corner of the
node, the number of access points onto
and off of Old National Highway is
reduced to assist in reducing automobile
congestion on the corridor. A detailed
list of transportation improvements
recommended in the study area is
presented in the Implementation section
of the report.
Flat Shoals Road Node
The Flat Shoals Road Node is envisioned
as a neighborhood center with several
smaller retail buildings, a local office
center
and
neighborhood
village
residences. The Flat Shoals Road Node is
located approximately two miles south of
the Godby Road Node and I-285. The
redevelopment plan is focused on the area
south of the intersection of Flat Shoals

Road and Old National Highway where
an aging strip center is located.
LAND USE
The land use diagram for Flat Shoals Road
is organized around an open community
green space.
The green space is
surrounded by a series of two-story
mixed-use buildings and retail buildings
(orange and red respectively) and a series
of two story residential buildings. The
retail buildings are located close to Old
National Highway to take advantage of
the high visibility along the corridor and
to promote enhancement of the
pedestrian environment along Old
National Highway. The retail buildings
are
intended
to
accommodate
neighborhood serving retail businesses,
including small stores, restaurants, coffee
shops, book stores, etc. Parking is located
behind the retail buildings, less visible
from Old National Highway.
To the west of the open space is a small
community facility. This area is intended
to be used by a county institution (library,
community center, etc.) as a focal point of
the neighborhood village or set aside for a
school or park as part of future
development of the large parcel of land to
the west of the redevelopment site.
On the east side of Old National
Highway, a number of older residential
buildings have been converted over the
last decade to office facilities. The land
use diagram reinforces that notion by
proposing a future business park on the
east side of Old National Highway. The
office/business area would reinforce the
node as a neighborhood village by
accommodating local serving offices
including real estate agents, accountants,
doctors, dentists, etc.
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In total, the Flat Shoals Road diagram
includes approximately:
• 50,000 SF of New StandAlone Retail Space
• 15,000 SF of Mixed-Use Retail
Space
• 160,000 SF of Office Space
• 120-40 Loft/Condo Units
• Single Family Homes in
Neighborhoods
to
the
immediate west and south of
the redevelopment node

recommended in the study area is
presented in the Implementation section
of the report.

LANDSCAPE AND URBAN DESIGN
The Flat Shoals Road Node plan includes
streetscape improvements to Old National
Highway and Flat Shoals Road. The plan
also calls for landscaped streets
throughout the development to include
pedestrian sidewalks, lighting, benches
and other streetscape elements.
TRANSPORTATION
Access to the node is provided off of Flat
Shoals Road and Old National Highway.
The main entry off of Old National is
designed a proper distance from the
intersection of Flat Shoals and Old
National to accommodate a traffic signal
in the future.
A detailed list of
transportation
improvements
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IMPLEMENTATION
The implementation outlines the next
steps in the process after adoption of the
plan. It includes a list of strategies,
policies, and programs, and/or projects,
timelines, and responsible parties. Most
important, this plan is attempting to
address conflict among different land
uses, growth, and traffic while providing
livable communities, places where people
can live, work and play, balancing
economic growth while preserving natural
resources and improving the overall
quality of life of the residents in the study
area.
Stakeholders from the City of College
Park and Fulton County worked with
both elected officials and local businesses
to develop and initiate land use and
zoning
recommendations
to
accommodate the future development
planned as part of the LCI.
Zoning and Overlay District
Recommendations
The Old National Highway corridor is
regulated in addition to the City of
College Park zoning code and Fulton
County zoning code in unincorporated
areas by two Old National Highway
Overlay Districts. The Overlay District
for Fulton County unincorporated was
adopted in 1996 and amended in 1999 and
2003. The City of College Park’s Overlay
District was adopted in May of 2003.
While the two overlay districts are
adjacent to one another and are
complementary in nature, they are not
exact replicas of one another in form or in
regulatory standards. The Fulton County
Overlay District focuses upon property
maintenance and architectural character
and features, while the City of College
Park Overlay District goes into greater

detail regarding allowable uses, building
siting and access, and landscape standards.
The overlay district regulations for both
Fulton County and the City of College
Park reinforce a number of the urban
design principles utilized in the Old
National Highway LCI Plan for
revitalizing the Old National Highway
Corridor including:
•
•

•
•

•
•
•

Development of a 15 foot
streetscape zone along public
streets
Development of pedestrian
sidewalks and pedestrian
connectivity standards for
commercial developments
Tree planting standards
Screening of refuse areas,
loading docks, mechanical
equipment and other unsightly
areas
Signage regulations to reduce
visual clutter along the
corridor
Regulation of architectural
treatments and materials
Regulations
to
improve
property maintenance and
protection of vacant buildings
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parking between buildings and major
roadways. If the City or County is not
willing to establish a zero setback line,
they may encourage the concept by
providing a density bonus or reducing the
parking requirement for developments
that building along the property line
and/or locate all parking behind the
facility.
Similarly, the City of College Park Overlay
District calls for interparcel connectivity
and consolidation of driveways. These
standards should be incorporated into the
Fulton County overlay code as a means to
reduce automobile congestion on Old
National Highway and other major
roadways.
Additional regulations or
bonuses to encourage parking behind
facilities, away from major roadways,
should also be considered.
Additional updates, revisions and/or
modifications to the Fulton County and
City of College Park Old National
Highway Overlay Districts could further
strengthen the regulatory codes and
reinforce the urban design principles that
form the foundation of the Old National
Highway LCI Plan.
The City of College Park Overlay District
limits the maximum allowable parking
area in the front yard of building to no
more than 25% of the total parking area
required. While this is an excellent first
step, new buildings within the Sullivan
Road, Godby Road and Flat Shoals Road
Nodes, detailed in the LCI plan, should be
encouraged to incorporate a “build-to”
line rather than allow buildings to have a
front yard setback. Fulton County and
the City of College Park should consider
establishing a maximum setback for the
three development nodes and encourage
building placement at the back of the
pedestrian sidewalk rather than allowing

As described in the City of College Park
Overlay District public sidewalks should
have a minimum width of 10 feet. In
addition to the wider sidewalk
requirement,
development
and
redevelopment projects should maintain a
3-foot or greater landscape strip or paved
“furniture zone” area between the curb
and sidewalks to separate pedestrian areas
from automobile traffic. This regulation to
include public sidewalks may be taken a
step further to encourage new
developments or redevelopment projects
to implement the Old National Highway
Streetscape (and other streetscape projects
including Old National Parkway, Godby
Road, and Flat Shoals Road) as part of
their construction effort. The Overlay
District
could
mandate
that
development/redevelopment
projects
construct the proposed streetscape
improvements along their property
frontage including 10 to 15 foot sidewalks,
planting strips between the roadway and
sidewalks, street and pedestrian lighting,
street trees, benches, bus shelters, etc. at
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the developer’s cost. For this to be
effective, the streetscape standards must
be
clear
and
include
standard
specifications. The City and County may
further encourage private development of
public space by allowing properties to
count this area toward their open space
requirement.
While the 15-foot streetscape zone is an
appropriate regulation to add landscaping
to the corridor and improve the
pedestrian environment, the City and
County must be careful that planting and
shrub height requirements do not block
pedestrian access to residential and
commercial areas.
In addition to the screening of service
areas called for the in the overlay districts,
gas stations should be encouraged to
locate pumps away from major roadways,
allowing buildings to be located adjacent
to the roadway and provide for some
screening for gas pump, car wash and
other service areas.
While the recommendations above would
help strengthen the Old National
Highway Overlay Districts for Fulton
County and the City of College Park,
enforcement of the existing and amended
code is the most important factor to
improving design and development in the
corridor. The County and City will need
to be steadfast in their application of the
urban design standards to new
development
and
redevelopment
proposals, diligent in their enforcement,
and clear with the consequences for failing
to meet the code. With the goals to
improve the quality of development in the
corridor, improve the quality and safety of
the pedestrian environment, reduce traffic
congestion, and enhance landscaping in
the corridor, these tools can be an
effective means to achieving many of the
visions set forth in the Old National LCI

Plan.
RETAIL DEVELOPMENT
GUIDELINES
The single most important competitive
advantage
of
retail
development
throughout the study area will be its ability
to provide residents, area employees and
visitors with a variety of shopping and
entertainment options that are not only
convenient but unlike what they can find
elsewhere in the area.
Commercial
development along Old National Highway
was developed in a commercial strip
format that not only mimics hundreds of
commercial areas throughout the nation
but is limited in terms of quality and
variety of stores.

As new entertainment, shopping, housing
and office uses are developed in the study
area, it is imperative to the future success
of this development that it adhere to
several guiding principles to reinforce and
enhance its distinct identity.
These
principles are reflected in the following
guidelines:
•

Focus
on
aesthetic
improvements. Aesthetics is
one of the most serious
obstacles to retail development
in the study area – vacant
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and/or unkempt storefronts,
an abundance of surface
parking lots, an absence of
unifying design elements, etc.
The study area must recreate
itself as a vibrant, clean and
safe business district in the eyes
of prospective businesses and
target markets. Implementing
consistent design standards,
encouraging new development
to push storefronts to the
street to hide surface parking
lots,
promoting
dense
development and eliminating
unattractive/obsolete
structures within and between
the Nodes are just a few
examples.
•

Work to promote business
clustering.
A
critical
component
of
retail
development is the creation of
a
unified
district
with
complementary businesses that
benefit from each other’s sales,
customers and markets. The
primary vehicle for developing
unified groups of stores and
businesses is clustering –
creating mutual advantages in
terms of pedestrian flow and
shared
markets
between
businesses.
Successful
clustering is dependent upon
having the appropriate mix of
businesses that will create
market synergies and an
uninterrupted grouping of
businesses that draw customers
to and through the entire
district. A direct result of
successful clustering is that it
creates a critical mass of
businesses that encourages
customer traffic.
When

compatible or complementary
businesses
are
clustered
together,
the
likelihood
increases that customers will go
to more than one business and
spend more money by making
multiple purchases. “One
purchase leads to another” is a
time-tested,
fundamental
principle
of
consumer
behavior. Educating business
owners, property owners and
real estate professionals about
the importance of using this
business development tool is
critical.
•

Concentrate redevelopment
activity. Rather than attract a
small amount of development
to each Node, work to develop
a majority of one Node before
moving on to another.
Dispersing
redevelopment
activity will ultimately dilute the
impact of new development.
Node 2 is the most suitable
choice
for
initial
retail
development due to its central
location and variety of land
uses.

•

Look
beyond
strip
development.
Strip
development
is
onedimensional,
encouraging
customers to complete their
tasks and leave as quickly as
possible
without
any
interaction with the community
itself. Shopping centers that
lack a sense of place, that fail to
connect with other aspects of
daily life and that do not
heighten the joy/experience of
shopping are ones that will
loose in the long run.
The
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study area should not only
encourage a mix of uses in each
of the three Nodes, but each of
the
Nodes
should
be
redeveloped in such a way that
residents,
customers
and
workers feel connected to each
other and their environment.
•

•

Minimize the use of the
automobile.
To overcome
existing negative perceptions of
the study area, creating a safe,
pleasant
and
convenient
atmosphere for pedestrians
should
be
a
priority
redevelopment
initiative.
Although customers will more
often than not use their cars to
reach the study area, using
design and land use planning to
encourage pedestrian activity
within and between the Nodes
will enliven the overall area,
reduce traffic and invoke a
sense of community.
Focus on attracting unique
businesses and activities.
Offering unique goods and
services is the best way to draw
multiple target markets – area
employees,
residents
and
visitors – to the study area.
One-of-a-kind mom-and-pop
restaurants (e.g., sidewalk cafes,
dessert shops, home cooking,
ethnic cuisine, etc.) or shops
that focus on customer service
and, perhaps, have ties to the
community will be the easiest
to attract to the study area and
will contribute to the its sense
of place (i.e., “place making”
businesses). While a limited
number of national retailers
can act as anchors, smaller,

unique stores should be the
focus of business recruitment
efforts. Nearby power centers
such
as
Camp
Creek
MarketPlace are better suited
for big-box retailers.
•

Use
land
resources
efficiently. Work to reuse
existing sites and encourage
infill development with a mix
of residential, commercial,
cultural and office uses.
Redeveloping existing sites
such as obsolete strip centers
not only better utilizes
outdated and/or vacant retail
space, but reduces the obstacles
associated
with
land
acquisition,
lowers
infrastructure costs and enables
developers to fully redevelop
an area.

•

Recruit businesses that add
value to the community.
Ideally, recruitment efforts
should
concentrate
on
attracting businesses that do
more than just provide service
sector jobs, which are typically
low paying, low skilled
positions.
Attracting
businesses that serve the needs
of nearby residents (e.g., day
care, laundry/dry cleaning,
bank, etc.), that hire and train
neighborhood residents or are
owned by nearby residents, will
help
to
strengthen
the
surrounding
community.
Establishing
a
business
incubator to facilitate start-up
businesses owned by area
residents – businesses that may
remain and expand in the study
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area long term – is another
option.
RESIDENTIAL
GUIDELINES

•

Parking. Secured, convenient
parking is a requirement for
housing
development.
Experience
in
other
communities has shown that
many prospective residents see
a possible lack of parking as a
disadvantage of mixed-use
living. While parking is a
necessity
for
housing
development, it can be
financially draining especially
in dense, mix-use settings.
Shared parking and providing
cars for temporary use are
examples of how to reduce
resident parking demand.
New parking should be well
designed and integrated into
the
community
(e.g.,
underground
parking
or
landscaped surface parking
hidden from the street).

•

Public Relations. Working
with the local media to
highlight success stories and
monitoring
construction
throughout the study area will
help convince target markets
that new housing in the study
area is an attractive and unique
lifestyle choice.
Other
effective
forms
of
communication
include
newsletters and websites that
keep potential residents up-todate on special events and
redevelopment activity.

•

Quality Product.
New
housing must offer high
quality product in terms of
design and amenities. The
challenge is balancing what
consumers can pay with what
they want.
The most

DEVELOPMENT

While the immediate potential for study
area housing appears bright, there are
several key factors that need to be
considered for the long-term success of
new housing.
Successful housing
programs throughout the nation seem to
have the following common elements:
•

•

Environment.
Significant
challenges to ensuring a high
quality of life are not only
economic
but
also
environmental.
Environmental issues relate to
public image, safety, parking,
traffic flow, design and
architecture, street life and
creating a sense of community.
Security. Security features
such as alarm systems,
controlled access to parking
and interior areas, exterior
lighting,
intercoms,
illumination of all areas where
residents circulate and design
features that discourage crime
will be a requirement of new
housing located in the study
area. Housing units that are
elevated above retail and
parking foster a sense of
security.
While security
features are a prime marketing
asset, it is vitally important
that they are not so
overwhelming that they create
a feeling of fortification
between the development and
the surrounding community.
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frequently
desired
unit
amenities will likely include:
washer/dryer, security system,
on-site parking, patio or
balcony,
storage
space,
interesting views/ architecture
and windows/natural light.
•

•

Design Qualities. The design
of new construction should
relate to the surrounding
community.
The new
residential
development
should be distinctive and not
“Anywhere
USA.”
Traditional
suburban-style
floor plans need to be avoided
since this is not what
prospective residents are
seeking. As mentioned earlier
in this report, niche projects
that have a small number of
units and unique architectural
style have proven popular in
other
comparable
areas,
particularly in the for-sale
market.
Many
successful
rental
projects incorporate features
that were once reserved for
owner-occupied
homes.
Developers have used the
following techniques to enable
residents
of
rental
communities to feel less like
renters: design private street
level entrances, assign street
addresses to individual units,
provide garages and storage
with direct access to the unit,
incorporate courtyards and use
building
materials
and
architectural styles consistent
with surrounding single-family
communities.

•

Support Services.
Many
activities of daily life should
occur within walking distance
of residential development.
Although study area residents
will more than likely use their
cars to commute to work, the
promise of being able to walk
to shop, eat out or do errands
is a significant selling point for
new housing.
Besides
proximity to restaurants and
shopping, study area residents
will desire access to groceries
and
convenience
goods,
pharmaceutical services, a post
office and a range of services
such as dry cleaner/laundry,
apparel and footwear repair,
video rental, film processing,
hairstyling, etc.

•

Local
Commitment
to
Residential Development.
Fulton County and College
Park need to make a strong
commitment
to
housing
development in the study area
with appropriate land use
regulatory policies, assistance
with land acquisition, creative
financing to bridge economic
gaps, tax incentives and
adequate infrastructure. A
continuing multi-jurisdictional
commitment to support new
housing – both market rate
and affordable – is critical to
nurture developer and resident
confidence, as well as to
enhance financial feasibility.

•

Encourage Mixed Income
Housing. Offering a variety
of housing options that meet
the needs of varying income
groups
help
to
create
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authentic,
vibrant
and
sustainable
communities.
Successful mixed income
communities often have lower
priced homes that blend
seamlessly with higher priced
homes, a variety of amenities
and professional management.
There are several governmentsponsored
programs
to
facilitate affordable housing
development in the study area.

•
•
•

•
•
•
•
•
•

Bike racks
Signage
Sidewalks – 5’ width concrete w/
18” double header course
(decorative concrete pavers) – 6’6”total
Min. 2’ grass strip between curb
and sidewalk
Decorative pavers
Crosswalks
Handicap ramps
Landscaped areas
Parking lot screening (landscaping)

STREETSCAPE STANDARDS
As part of an overall livable community,
streetscaping is recommended in the study
area to encourage increased pedestrian
activity and help reduce the amount of
vehicle trips and the associated emissions.
The following streetscape standards are
recommended to be implemented by
Fulton County and the City of College
Park:
•
•
•
•
•
•
•

Street Trees – 30’ O.C.
Decorative pedestrian lighting –
approx 12-15’ height, 30 O.C.
Intersection lighting (may be
combined with mast arms) –
approx 20-22’ height
Intersection plazas (at corners)
Bus Shelters
Benches
Trash receptacles

HOW THE PLAN ADDRESSES LCI
GOALS
The following section describes how the
Old National Highway LCI plan addresses
each of the ten (10) study deliverables
required by the Atlanta Regional
Commission’s Livable Centers Initiative
1. Efficiency/feasibility of land
uses and mix appropriate for
future growth including new
and/or revised land use
regulations needed to complete

Grice & Associates Inc., with Urban Collage, Inc., Marketek, Inc., Jon Benson + Associates, Inc.
Page 71 of 77

the development program. The
Old National Highway LCI plan
promotes a diverse mix of land
uses, including residential, retail,
office, mixed-use, institutional,
and open space. The plan focuses
on establishing a balance and
density transition centered along
Old National Highway that
complements the existing and
established residential land uses
while introducing strong mixeduse, office, and retail opportunities
that help shape the area into a 24hour community. While both the
City of College Park and Fulton
County have existing zoning
regulations that generally support
the urban design concepts
presented in the Old National
Highway LCI study, additional
zoning recommendations have
been proposed to encourage the
mixed-use,
transit
oriented
development recommended in the
study.
2. Transportation
demand
reduction measures. The plan
uses the proximity of the study
area to the College Park MARTA
Station as focal point for
significant
development.
Improved transit and pedestrian
facilities recommended along Old
National Highway will encourage
increased transit use to and from
the study area. Moreover, the
proposed shuttle service between
the airport and the proposed
hospitality/entertainment district
will help capture travelers who
otherwise may have rented cars to
travel to destinations away from
the airport.
3. Internal mobility requirementstraffic calming, pedestrian
circulation, transit circulation,

bicycle circulation, including
safety
and
security
of
pedestrians.
The
ADA
compliant sidewalks and ramps,
streetscapes,
and
roadway
improvements
will
increase
pedestrian and vehicular mobility
within the Old National Highway
LCI Study area. Greenways ands
improved lighting will encourage
increased pedestrian activity.
Consolidating access points and
placing parking behind retail land
uses will increase vehicular
mobility along Old National
Highway while reducing the
number of pedestrian/vehicle
conflicts in the study area. The
proposed shuttle service would
provide a direct connection
between
Hartsfield/Jackson
International Airport, the College
Park Convention Center, and the
proposed
hospitality/entertainment district
proposed at the Godby Road
Node.
4. Mixed-income
housing,
job/housing match and social
issues.
The residential and
mixed-use development projects
proposed along Old National
Highway offer a variety of housing
types and price points, including
condos, and townhomes priced
for working class residents in the
study area. Additionally, action
items have been recommended to
assist low to moderate income
residents with both rental and forsale properties in the study area.
5. Continuity of local streets in
study area and development of
a network of minor roads. The
three primary new development
areas, (Sullivan Road Node,
Godby Road Node, and Flat
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Shoals Node) will be encouraged
to include new and improved local
streets and connections to provide
more local options for circulation
and divert local trips away from
Old National Highway wherever
possible. Improvements such as
mirroring Old National Parkway
on the west side of Old National
Highway help with the creation of
a localized grid system that offers
motorists parallel routes within the
study area.
6. Need/identification of future
transit circulation systems and
line haul routes. The proposed
shuttle service will serve the dual
purpose of transporting travelers
from the airport to the study area,
as well as transporting employees
to and from the study area and
potentially connect to MARTA
rail transit, and hence other transit
modes such as the Cobb County
Express Bus system and the
Gwinnett County Express Bus
system.
7. Connectivity of transportation
system to other centers. The
proposed shuttle service will
increase access to other modes of
transit and the activity centers they
serve throughout metropolitan
Atlanta.
8. Center
development
organization and management,
promotion
and
economic
restructuring.
Successful
redevelopment of the Old
National Highway LCI area will
rely on partnerships between
Fulton County, the City of College
Park, GDOT, MARTA, and to be
identified private developers that
must assume a number of roles in
leading a redevelopment effort.

These roles will be established,
lead, and leveraged by the Fulton
County Economic Development
Department and include creating
incentives and subsidies to pay for
infrastructure, intra-government
coordination
to
address
implementation strategies, intergovernment cooperation to reflect
a complimentary vision for the
area, marketing initiatives that
describe the opportunity for
redevelopment and commitment
to
development
objectives,
utilizing funding sources at the
County’s and City of College
Park’s disposal for infrastructure
improvements, and establishing a
Social Services Network to
address the social needs in the
area.
9. Stakeholder
participation/support. The Old
National Highway LCI process
involved
a
number
of
methodologies
and
public
outreach mechanisms to involve a
diverse group of constituents to
get an accurate picture of existing
conditions and prevailing attitudes
for developing an action plan for
the study area. The core team
consisted of both the planning
team and stakeholders from
Fulton County and the City of
College Park to ensure the needs
of both jurisdictions were met
throughout the process.
The
public was also involved in the
study process from inception to
completion with a series of
interactive
public
meetings,
including the kick off meeting on
September 9, 2003, the design
charette conducted on October
16, 2003, the follow up to the
design charette on November 13,
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2003, and the final public meeting
held on December 11, 2003.
10. Public and private investment
policy. Both the City of College
Park and Fulton County have
acknowledged the need for private
investment and have continued
discussions
with
developers
interested in one or more sites
within the study area. Continued
cooperation between the City and
the County will be paramount to
implement the first crossjurisdictional LCI undertaken in
the Atlanta area.

Five Year Transportation
Implementation Plan
The transportation recommendations
were developed with the overall goals
of the LCI program in mind.
Improvements were recommended to
increase both vehicular, transit, and
pedestrian mobility within the study
area.
A summary of the
transportation
improvements
recommended in the five year
implementation plan are presented
below, and a summary table of the
Transportation Implementation Plan
including construction costs and
responsible parties is presented in
Appendix F:
•

Install new sidewalks along
Old National Highway from
Old Sullivan Road to Flat
Shoals Road on both sides.

•

Install new bus shelters at
MARTA bus stops from Old
Sullivan Road to Flat Shoals
Road.

•

Implement shuttle service
within the study area and
along Old National Highway.

•

Install traffic signal at
intersection of Old National
Highway at Pleasant Hill
Road. (Currently under design
by private developer and
county.)

•

Intersection
improvement
project (Flat Shoals Road and
Godby Road intersections.)

•

Traffic signal system upgrade
from Flat Shoals Road to
Godby Road, including mast
arms,
fiber
interconnect,
ATMS/ITS,
signal
timing/coordination,
and
phasing
modifications.
(Currently under construction
by GDOT)

•

Traffic signal system upgrade
from Godby Road to Old
Sullivan Road, including mast
arms,
fiber
interconnect,
ATMS/ITS,
signal
timing/coordination,
and
phasing modifications.

•

World Changers Ministries
Changeable Message Signs and
fiber interconnect. (Currently
under design by private
consultant and paid for by
World Changers Ministries)

•

Old National Highway at Flat
Shoals Road Intersection
Streetscaping. (Fulton County
currently
letting
for
construction)
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Five Year Streetscape
Implementation Plan
The streetscape implementation plan was
developed to encourage pedestrian and
bicycle activity in the study area, and to
provide a safe, attractive environment for
residents to walk and bike in. A summary
of
streetscape
improvements
recommended in the five year
implementation plan are presented below,
and a summary table of the Streetscape
Implementation
Plan
including
construction costs and responsible parties
is presented in Appendix F:
•

•

•

•

Old National Highway Corridor
streetscape improvements (2
sides-26,400 LF total): Furniture,
street trees, pedestrian lighting.
Sullivan
Road
streetscape
improvements (2 sides- 7,200 LF
total): Furniture, street trees,
pedestrian lighting.
Godby
Road
streetscape
improvements (2 sides-8,600 LF
total): Furniture, street trees,
pedestrian lighting.

Action Plan is critical for the overall
success of project implementation. A
summary of the Five Year Action Plan is
presented below, and a summary table of
the Five Year Action Plan including costs
and estimated dates of completion is
presented in Appendix F:
•

Prepare an inventory of existing
sites/buildings within each of the
three
nodes
that
includes
ownership, condition, use, value
of land, lease rates/terms, etc.

•

Based on the real estate inventory,
rank sites according to near term
or long term initiatives based on
their locational importance and/or
potential.

•

Prepare collateral specification
sheets for each targeted site.

•

Create a brand identity for the
study area to be incorporated in all
marketing
and
development
initiatives
(logos,
brochures,
website, building design, etc.)

•

Develop collateral marketing
materials (i.e., CD-ROMs, market
opportunity fact sheets, prospect
packages, etc.) specifying potential
redevelopment opportunities in
the study area.

•

Work with the local media to keep
primary target markets, area
hotels/motels, realtors, developers
and prospective businesses up to
date on redevelopment activity.

•

Organize a speaker's bureau with
an ongoing presentation schedule
to publicize the effort, progress
and results of the redevelopment
plan.

Flat Shoals Road streetscape
improvements (2 sides-6,600 LF
total): Furniture, street trees,
pedestrian lighting.

Five Year Action Plan
To transform any plan into reality, a series
of actions must take place by the local
governments, stakeholders, and private
developers. Because of the unique nature
of this project, with both the City of
College Park and Fulton County actively
involved as stakeholders, the Five Year
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•

Assemble a business development
team.

•

Target businesses based on the
findings of the market study and
rank them as near term and long
term prospects.

•

•

•

•

Consider economic incentives
such as low interest loans or tax
breaks.

•

Use Fulton County Homeowner
Assistance Program to support the
affordable
for-sale
housing
market.

Prepare a business recruitment
package based on the findings of
the market analysis.

•

Develop a business clustering plan
and work with realtors to steer
developers
and
prospective
businesses
to
appropriate
locations.

Help developers access Fulton
County low interest loans to
facilitate
affordable
for-sale
housing in mixed income projects.

•

Encourage the use of the Low
Income Tax Credit program
(Georgia
Department
of
Community Affairs) to support
the development of affordable
rental apartment units.

•

Invest in developing a website
specific to the study area that
communicates its identity to
existing
and
prospective
businesses,
residents
and
customers. Train county/city staff
to update site.

•

Use the website to post
development progress, business
listings, residential and commercial
real estate information, special
events, development incentives,
etc.

•

Enable
developers
and
prospective businesses to access
downloadable recruitment material
and applications.

•

Ensure that Resources are Set
Aside on an Annual Basis to
Maintain Ongoing Marketing
Initiatives.

Create and maintain referral
networks with area brokers,
economic development agencies,
developers, etc.

•

Develop a database to track
prospects.

•

Implement advertising/direct mail
campaigns with follow-up call
programs.

•

Offer relocation assistance to
inappropriate
businesses/uses
within the redevelopment nodes
and, perhaps, businesses between
the nodes that are incompatible
with
redevelopment
activity
and/or aesthetically undesirable.

•

If possible, bring available land "to
the table".

•

Use development incentives such
as density bonuses and expedited
plan
review
for
targeted
businesses/uses.
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•

Revise/Update City of College
Park Old National Highway
Overlay District.

•

Revise/Update Fulton County
Old National Highway Overlay
District.

•

Update/revise
necessary.

•

Update City of College Park
Comprehensive Plan to include
LCI
future
land
use
recommendations.

•

Revise Future Land Use Plans.

•

Amend
Overlay
Regulations.

zoning

as

District
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Five Year Implementation Plan - Transportation Projects

Description
Install new sidewalks along Old
National Highway from Sullivan
Road to Flat Shoals Road on
both sides
Install new bus shelters at
MARTA stops from Old Sullivan
Road to Flat Shoals Road

Engineering Engineering Construction Construction
Type of
Year
Costs
Year
Costs
Improvement

Pedestrian

2004

$70,000

2005

$300,000

Total
Project
Costs

$370,000

Pedestrian/
Transit

2004

$20,000

2005

$80,000

$100,000

Transit

2004

$50,000

2005

$500,000

$550,000

Intersection

N/A

N/A

N/A

N/A

N/A

Implement shuttle service within
the study area and along the
ONH corridor
Intersection Improvement and
Install traffic signal at
intersection of Old National
Highway at Pleasant Hill Rd *
Intersection Improvement
Project ** ( Flat Shoals Road
and Goodby Road intersections)
Signal System Upgrade from
Godby Road to Old Sullivan
Road (Mast Arms, Fiber
Interconnect, ATMS/ITS, Signal
Timing/Coordination, Phasing
Modifications)
Signal System Upgrade from
Flat Shoals Road to Godby
Road (Mast Arms, Fiber
Interconnect, ATMS/ITS, Signal
Timing/Coordination, Phasing
Modifications)***
World Changers Changeable
Message Signs and Fiber
Interconnect****
Old National Highway at Flat
Shoals Road Intersection
Streetscaping*****

Roadway

2004

$300,000

2007

2007

$1,350,000

Traffic
Operations

N/A

N/A

N/A

N/A

N/A

Traffic
Operations

N/A

N/A

N/A

N/A

N/A

Totals

$740,000

2007

GDOT, City of TE, CMAQ,
80% GDOT, 10%
College Park, LCI, STIP,
Fulton, 10%
TIP
Fulton County
College Park
GDOT, City of
CMAQ,
80% GDOT, 10%
College Park, STIP, TIP,
Fulton, 10%
LCI
Fulton County
College Park
GDOT,
CMAQ,
GRATA, City
STIP, TIP, 80% GDOT, 10%
of College
Fulton, 10%
LCI
Park, Fulton
College Park
County

N/A

N/A

N/A

GDOT, City of
CMAQ,
College Park, STIP, LCI,
80% GDOT, 10%
TIP
Fulton County
Fulton, 10%
College Park
$1,500,000

$150,000

$150,000

Local Match
Source &
Amount

$1,200,000

2004

2004

Funding
Source

GDOT, City of
STIP, TIP, 80% GDOT, 10%
College Park,
Fulton, 10%
LCI
Fulton County
$1,500,000
College Park

Traffic
Operations

Intersection

Responsible
Party

$1,350,000

$1,500,000

$4,780,000

$5,520,000

N/A

N/A

N/A

N/A

N/A

N/A

80% GDOT, 10%
GDOT, City of
CMAQ,
Fulton, 10%
College Park, STIP, LCI,
College Park
TIP
Fulton County

*Currently under design by private developer and county
** Right-of-way costs to be determined
***Currently under construction by GDOT
****Currently under design by private consultant and paid for by World Changers Ministries
*****Fulton County currently letting for construction

3/29/2004

OLD NATIONAL HIGHWAY - LIVABLE CENTER INITIATIVE
Five Year Implementation Plan - Streetscape Projects

Description
Old National Highway
Corridor Streetscape
improvements (2 sides 26,400 LF total):
Furniture, street trees,
pedestrian lighting
Sullivan Road
Streetscape
improvements (2 sides 7,200 LF total):
Furniture, street trees,
pedestrian lighting
Godby Road
Streetscape
improvements (2 sides 8,600 LF total):
Furniture, street trees,
pedestrian lighting
Flat Shoals Road
Streetscape
improvements (2 sides 6,600 LF total):
Furniture, street trees,
pedestrian lighting

Type of
Improvement

Pedestrian

Pedestrian

Pedestrian

Pedestrian
Totals

Engineering
Year

2004

2004

2004

2004

Engineering
Costs

$403,585

$110,500

$131,950

$101,400
$747,435

Construction
Year

Construction
Costs

Total
Project
Costs

Responsible
Party

Funding
Source

2005

City of College
Park and/or
$3,104,500 $3,508,085 Fulton County

(options):
TE, LCI,
CMAQ,
TIP

2005

City of College
Park and/or
Fulton County

(options):
TE, LCI,
CMAQ,
TIP

2005

City of College
Park and/or
$1,015,000 $1,146,950 Fulton County

(options):
TE, LCI,
CMAQ,
TIP

2005

City of College
Park and/or
Fulton County

(options):
TE, LCI,
CMAQ,
TIP

$850,000

$780,000
$5,749,500

$960,500

$881,400

Local Match
Source & Amount

$6,496,935
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Cost

Year

Responsible
Party

Funding
Source

Create and maintain referral networks
with area brokers, economic
development agencies, developers, etc.

Staff Time

2004+

County/City

County/City

Develop a database to track prospects

Staff Time

2004+

County/City

County/City

Implement advertising/direct mail
campaigns with follow-up call programs

$50,000+

2005+

Vendor

County/City

Offer relocation assistance to
inappropriate businesses/uses within the
redevelopment nodes and, perhaps,
businesses between the nodes that are
incompatible with redevelopment activity
and/or aesthetically undesirable

Staff Time

2004-2005

County/City

County/City

If possible, bring available land "to the
table"

Staff Time

2004-2005

County/City

County/City

Use development incentives such as
density bonuses and expedited plan
review for targeted businesses/uses

Staff Time

2004+

County/City

County/City

Consider economic incentives such as
low interest loans or tax breaks

Staff Time

2004+

County/City

County/City

Use Fulton County Homeowner
Assistance Program to support the
affordable for-sale housing market

Staff Time

2004+

County/City

County/City

Staff Time

2004+

County/City

County/City

Staff Time

2004+

County/City

County/City

Invest in developing a website specific to
the study area that communicates its
identity to existing and prospective
businesses, residents and customers.
Train county/city staff to update site

$40,000

2005-2006

Vendor

County/City

Use the website to post development
progress, business listings, residential
and commercial real estate information,
special events, development incentives,
etc.

Staff Time

2005+

County/City

County/City

Enable developers and prospective
businesses to access downloadable
recruitment material and applications

Staff Time

2005+

County/City

County/City

Ensure that Resources are Set Aside on
an Annual Basis to Maintain Ongoing
Marketing Initiatives

Staff Time

2004+

County/City

County/City

Staff Time

2004

County/City

County/City

Description/Action

Provide Development/Relocation
Incentives

Help developers access Fulton County
low interest loans to facilitate affordable
for-sale housing in mixed income projects
Encourage the use of the Low Income
Tax Credit program (Georgia Department
of Community Affairs) to support the
development of affordable rental
apartment units
Develop an Internet Presence

Land Use Regulations
Revise Future Land Use Plans

Atlanta Regional Commission

3/29/2004

Amend Overlay Districts

Atlanta Regional Commission

Staff Time

2004

County/City

County/City
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ESTIMATED AND PROJECTED EMPLOYMENT AND POPULATION
Old National Highway Study Area: 2003-2028
Employment

Population

Existing Employment

Existing Population*
Commercial

Office

Industrial

Total

12,778

*Based on 2000-2003 market
area population growth rate.

Acres
Floor Area/Acre

246

72

72

5,000

10,000

2,500

~

500

300

600

~

Floor Area/Employee
Total Employment

2,460

2,400

300

390
New Population

5,160

New Condo/Loft Units

1,520

New Townhouse Units

293

New SF Detached Units

990

Average Household Size

2.8

New Employment
Office/

Commercial
Retail

Food & Bev

Total

Total

Total New Population

7,847

Industrial
Forecast: 2003-2028

New Floor Area

416,500

110,000

526,500

565,000

Employees/1,000 sf*

1.82

7.46

3.00

3.00

Total New Employment

758

821

1,579

1,695

* Trip Generation, 5th Edition, ITE.
Anticipated Job Loss:

720 (Commercial)

Forecast: 2003-2028
Year

Commercial Office/Industria

Total

2008

2,589

2,954

5,543

2013

2,803

3,378

6,181

2018

3,018

3,802

6,820

2023

3,147

4,056

7,203

1,091,500
~
3,274

2008

13,955

2013

15,917

2018

17,879

2023

19,056

2028

20,625

2028

3,319

4,395

7,714

