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Zoning Meeting
April 14,2008

Motion: Councilman Dippolito moved to forward this document to the Atlanta Regional
Commission (ARC) and that Council accept the document as the contractor having fulfilled his
obligations under the contract in order for the City of Roswell to forward it to the ARC, but the
Council is not necessarily adopting any of the recommendations within this document as
something the City is required to act upon.

Mayor Wood asked if that motion would meet staff needs for moving this project along. Ms.
Fine responded yes, she believed so.

Council comment;

Councilman Tolleson inguired if this meant Council was not approving the Action Plan; he noted
Councilman Igleheart had earlier inquired about this since Council thought that was needed.
Councilman Tolleson asked if that should be added to the motion or would the motion cover that.
Ms. Fine responded that the Action Plan is just one chapter in the study; they are not separate
documents. Councilman Tolleson asked if she was agreeable with that. Ms. Fine responded vyes.

Councilwoman Henry reguested that the motion and reference this evening, be tied to the
document within the first page; bound with it as part of the document. She expressed concern
that surrounding cities, possibly trying to plan around it, would not realize the spirit and the intent
of tonight’s Council meeting unless this information was bound to the document.

Councilwoman Wynn seconded the motion. No public comment or questions.

Council comment:

Councilman Igleheart stated he would support the motion, based on the comments from City
Attorney David Davidson. Councilman Igleheart added that it should be clear that he strongly
disagreed with many of the elements within the study.

Amended Motion: Councilman Dippolito amended the motion to include Councilwoman
Henry's request to bind the actual report to the City’s letter of transmittal to the ARC.
Councilwoman Wynn confirmed for Mayor Wood that she accepted Councilman Dippolito’s
amended motion.

Mayor Wood noted the list of concrete projects: Oak Street sidewalks, South Atlanta Street to
Hwy. 120 and Norcross Street streetscape improvements, rehabilitation of the Old Riverside
Bridge, two possible options at Oxbo Drive, pedestrian improvements at the town square, and a
multi-use path on the national park side. Mayor Wood asked Council if they had any concerns
regarding these specific projects.

Councilwoman Henry stated she did not have any concerns; the study has been a catalyst for
discussion. The study required that Council “pull out” those projects which they agreed could be
moved forward and those projects which they do not agree on. Councilwoman Henry noted this
study has some major sticking points; she will not approve six-lanes on Riverside Drive. She
reiterated that this study provided discussion opportunities; she fully supports those projects
which Council pulled out in the Action Plan and agreed to move forward but further discussion
would be needed in “other gray areas.”

Vote on the Amended Motion: The motion passed unanimously.






ROSWELL TOWN CENTER/
ATLANTA STREET
CORRIDOR STUDY
ROSWELL, GEORGIA

Funded by the Atlanta Regional Commision
and the City of Roswell, Georgia

APRIL, 2008
Amended, October 6, 2008

GOODY CLANCY
STREET SMARTS | RCLCo | MARY MEANS + ASSOCIATES



ROBWELL TOWN SQUARE/ATLANTA STREET CORRIDOR STUDY

Acknowledgements

City of Roswell
Mayor Jere Wood

City Council Members
Rich Dippolito
Becky Wynn

David Tolleson
Kent Igleheart

Jerry Orlans
Lori Henry

Department of Community Development

Kathleen Field, Director

Jennifer Fine, Former Economic Development Division Manager
(Bill Keir, Current Economic Development Division Manager)

Department of Transportation
Vasilios Andreou, Former Director

(David Low, Interim Director)

A special thank you to the many residents, property owners, business owners,
city staff members and concerned citizens who generously offered their time
and energy in planning for the improvement of the Atlanta Street / Town Square
area. Their participation in interviews, focus groups, and public meetings and
workshops has been critical to the development of this plan.

This study was funded by a Livable Centers Initiative grant from the Atlanta
Regional Commission and by the City of Roswell, Georgia.

Acknowledgements



Table of Contents

1 Executive Summary

2 Project Overview and Community Process

3 Existing Conditions

4 Corridor Vision and Goals:
Reclaiming the Power of Place

5 Transportation Plan
6 Urban Design and Regulatory Plan
7 Market Support

8 Action Plan

45

49

65

87

95

Table of contents

AQNLS HOAIHHOD LASEHLS TANY LY /AHYNDS NAMOL T 1EMS0H



AQNLS HOAIHHGD LS FHLES VINYILY/ZHYNDE NMOL T13Mmes0od

Table of contents



1 Executive Summary
Reclaiming the Power of Place

he Town Square / Atlanta Street Corridor

Study is a Livable Centers Initiative (LCI) plan

funded by a grant from the Atlanta Regional
Commission and by the City of Roswell. It was azdat
through a community-based process involving resslen
property owners, elected officials, and other dtakders during
fall 2007 and winter 2008. LCI planning studies designed
to coordinate transportation improvements with lasd
strategies in order to promote mixed-use and miredme
neighborhoods that provide access to a broad rafigavel
modes (including transit, roadways, and walkwaiysilsays)

and that support a balance between jobs and hausing

The Atlanta Street Corridor study area encompaabtnd within approximately 1/4-
mile of Atlanta Street (State Route 9) from thet@haochee River to Norcross Street,
including Roswell’s historic heart: the Town Squai@énosa Boulevard and the old mill
area. Due to the dual nature of Atlanta Street;lwberves as both a heavily traveled
regional commuter route and a local roadway commgtte City of Roswell to its
historic and cultural assets, the corridor presamitgue planning challenges. Regional
growth has resulted in significant peak-hour teagfongestion, while safety is a concern
at all times along Atlanta Street for automobilad aedestrians alike. The potential
to increase capacity and improve connectivity mered by the study areas scenic,
undulating topography and the limited number oérrierossings on a regional level.
The unique historic character of the study aresa~tbwer of place” has been eroded
by commuter traffic impacts and auto-orientedoitispd, and often incompatible land
uses that have developed along the corridor. ktisiatebellum homes, residential
subdivisions, strip retail centers, and underetilimdustrial areas are located virtually
side by side, with limited pedestrian connectiams&ithout a cohesive vision or relation
to the area’s historic character.

After extensive input from area stakeholders, aigabyf existing site and transportation
conditions, and a market analysis, a vision forcttreidor emerged that reclaims and

Executive Summary | |
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ROBWELL TOWN SQUARE/ATLANTA STREET CORRIDOR STUDY

enhances the power of place based on the corrlisttsic character and dramatic
landscape. The corridor will be a vital pedestfisandly center of heritage, culture,
business and neighborhood life that is friendlggmmmuters, visitors, and residents
alike. Strategies to achieve the vision and to @skltransportation, land use, urban
design and historic preservation issues in waystigesupported by the market include:

- Create village identities: Reinforce existing village areas around Roswell ow

Square and the Civic Area, create new neighborbexaigrs along Oak Street (“Arts
Villageand South Atlanta Street (“Allenbrook \4tie” near Jones Drive), and enhance
residential concentrations at Chattahoochee Laratidgalong Myrtle Street.

- Promote mixed-use development:  Develop or redevelop underutilized land along

Atlanta Street and in the proposed Arts Village Alkehbrook Village areas to include
mixed-use centers offering residential, retail afftte amenities in a pedestrian
friendly environment;

- Create balanced transportation solutions:  Implement policies and projects that

accommodate both on-peak regional commuter trafficoff-peak local traffic
through improved roadway alignments and intersastiaccess management
strategies, traffic calming measures, enhancedeativity and transportation
demand management (TDM);

- Design for pedestrian-friendly environments: Reconnect the entire corridor with

new and/or improved sidewalks, enhance AtlantaeSpedestrian safety with
improved crosswalks and signals, plant street,tpreside multi-purpose paths for
pedestrian and bicycle use, locate parking Idfse@ear or side of buildings, bring
buildings close to the sidewalk, and design facémtestreet-level, pedestrian interest.

- Refocus and refine historic preservation efforts: Refocus the overall mission to

capitalize on the most important historic resousrebsassets by revising the Local
Historic District, Historic Properties Map, andtbr& design review, and by telling
Roswell's unique story better through interpresigmage, a heritage trail, and
additional events and activities.

The plan includes urban design and regulatoryesfiet to achieve the plan’s goals,
including corridor-wide and sub-district housinglgireservation initiatives, land use
and zoning changes, and design recommendatiomgigiborhood, streetscape,
parking, and open space. The market analysis @®¥iddings on current and long-term
market conditions that indicate demand for the maiable, mixed-use neighborhoods
recommended in this plan. The action plan includémeline and cost structure for
the transportation projects, housing proposals|amadiinitiatives needed to achieve the
Roswell Town Square/Atlanta Street Corridor Studlsidn.

10 | Executive Summary



2 Project Overview
and Community Process

It was the City’s aim to address longstandingitr@ifoblems on Atlanta Street (State
Route 9), now a major regional thoroughfare betw&gamta and the northern
suburbs; to reclaim the much loved historic Townése area as a welcoming place for
residents and visitors; and to identify opportesifor revitalization and redevelopment
throughout the area. Recent planning activitiedyding a citywide Transportation
Master Plan and a Town Square Charrette, providedralation for this effort.

The ARC'’s Livable Centers Initiative is designecet@ourage communities to coordil
transportation improvements with land use strasedibe central goals of the progi
are to:

1. Encourage a diversity of mixed-income residenteaghborhoods, employment,
shopping and recreation choices at the activityecetown center, and corridor level;

2. Provide access to a range of travel modes includangit, roadways, walking and
biking to enable access to all uses within theystuida;

AQNLS HOAIHHOD LASEHLS TANY LY /AHYNDS NAMOL T 1EMS0H

3. Develop an outreach process that promotes thevienaint of all stakeholders.

The LCI program funds both planning and implemeatedf projects that meet the
initiative’s objectives.

The City of Roswell hired a team of consultant&lhof 2007 to help lead the corridor
study for Atlanta Street. The consultant team veaslad by Goody Clancy, a Boston-
based architecture, planning and preservation @ihner team members were Street
Smarts (providing expertise in transportation) afuth (GA), RCLCO (providing
expertise in real estate and market analysis)lafita, and Mary Means and Associates
(providing expertise in historic preservation) déRandria (VA).

The consultant team worked closely with City stlicted officials and the broader
public to establish a set of realistic recommeindatbacked by broad public support.

Overview and Community Process | 11



The study began with a series of stakeholder ngastiOctober of 2007 and was
completed in spring of 2008.

In accordance with both City and LCI objectivess gtudy involved an open public
process with extensive stakeholder outreach. Lresadlents, business and property
owners, community leaders, and relevant city, statifederal agencies, including the
National Park Service (NPS) and the Georgia Depattof Transportation (GDOT)),
played an ongoing role in shaping the plan. At estabe of the study, highly
publicized and well attended public meetings crbafgortunities for stakeholders to
share ideas and concerns.

Input from stakeholders illuminated
goals and challenges that would drive
the outcomes of this study. Findings
and recommendations were vetted g
by relevant decision makers and the |
broader public to ensure that plans
emerging from the study would have
broad support.

ROSWELL TOWN SQUARE/ATLANTA STREET CORRIDOR STUDY

_ . .
Several key ideas recurred repeatedlyparticipants in Public Meeting #1 work in small
across the meetings and provided &agroups to discuss goals for the corridor.
foundation for shaping the plan that

follows. These themes are described

below.

Community Character and Historic Preservation: Local participants took great pride
in the authenticity of historic assets within theridor, including pre-Civil War mansion
homes, the Town Square, and the old mill and noillding. Participants noted that
Roswell’s historic resources set the city aparnfiher communities within the region
and bring visitors from afar. The area’s naturalube, high quality parks, and unique
shops and restaurants, especially on Canton Strexet celebrated as well. There is a
sense that Roswell is a special place, and althibbgk grown significantly in recent
decades, it has retained the character of a small Strengthening key areas at the

heart of the community and the area in
and around the Town Square in particular
was of the utmost importance to
participants.

Connectivity: Meeting participants
highlighted the importance of the historic
and natural assets within this corridor,
as well as the key civic, recreation and
i (& commercial destinations. However,

. . T participants also noted that the corridor
Meeting participants recorded ideas and comments .
on maps. is fragmented — that these assets are

Overview and Community Process| 12



“isolated” from each other. Again and again, staldgrs emphasized their desire for
stronger, safer, more obvious connections thatldowt the many destinations within
this area, particularly for pedestrians. Certainneations (e.g., between Canton Street
and the Town Square) were seen as opportunitiagiitbon the success of well loved
areas within the corridor and to strengthen othegisain need of improvement.

Walkability: Participants repeatedly emphasizee poor pedestrian conditions wit|
the corridor, pointing to high speed off-peak i@flinsafe intersections, and the
scarcity of sidewalks — particularly of well-mainted sidewalks with adequate buffers
between vehicular and pedestrian areas. Retsidand community leaders express
clearand consistent desire to move freely and safelynarthe study area, and pointe:
Canton Street as a successful model. Making thenT@yuare area safe and welcognin
for pedestrians — including safe crossings betw@eGonvention and Visitors Bureau,
Barrington Hall, Bulloch Hall, area businesses, #tiedSquare itself — was a top priority
for residents, business leaders and City officdile.

Traffic Congestion:  Participants
were very concerned about traffic
volumes on Atlanta Street and
the long delays at intersections.
The Riverside-Azalea-Atlanta
Street intersection was known
to be particularly problematic.
Stakeholders were in agreement
that they do not wish to see
congestion worsen, that they do
not want traffic diverted down

local residential streets, and that

reversible lanes are unsafe and Public meetings were well attended by local residen  ts
L and business leaders.
should be eliminated. However,
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local residents and community leaders were alscernad about preserving the
character of historic assets along Atlanta Stiéwtre was overall dislike for strategies
that would cause Atlanta Street to look and feetrhike a highway. Participants
understood Atlanta Street’s important role as amoter route, but hoped to balance
the need to move regional through traffic withrieed to improve the corridor as the
community’s “Main Street.”

Key outreach events were as follows:
Stakeholder Interviews — October 23 and 24, 2007

Over the course of seven small-group stakeholdetimys, the consultant team spoke
with over 50 residents, business owners, and cortyrlaaders about aspirations,
concerns, opportunities and challenges relatedsavB®l Town Square and the Atlanta
Street corridor.

Overview and Community Process | 13
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GDOT / NPS / LCI Coordination Meeting — November 7, 2007

Through this meeting, the consultant team exchamjemation and ideas with
City of Roswell transportation and economic develept staff, the National Park
Service, and representatives of the Georgia Depattofi Transportation (GDOT).
Meeting participants discussed shared objectivesytability of different
strategies, and opportunities to coordinate relptegbcts.

Public Meeting #1 (Visioning

Workshop) — November 7, 2007

Over 50 local residents and business owners
packed into the Convention and Visitors
Bureau, just across the street from the Town
Square, for the study’s public visioning
workshop. Participants viewed map exhibits
and listened to a brief presentation addressing
current conditions and opportunities related to
land use, transportation, historic preservation
and market support. Working in small groups,
participants then provided feedback on
potential transportation improvements, as well
as how sub-areas or “villages” within the study
could be improved.

Meeting participants view a presentation
on opportunities within the study area.

Public Meeting #2 (Ideas and Alternatives) — December 13, 2007

Public Meeting #2 brought over 60 community memlagrs public officials together
at City Hall, on the northern end of the study arfehrief presentation outlined ideas
and preliminary recommendations for improvemerthefcorridor. At the conclusion of
the presentation, members of the consultant teaffiedtfive “stations,” each focusing
on a different issue related to the study. Megpiadicipants visited these stations to
provide feedback on ideas related to managing wignitraffic, improving walkability,
leveraging market opportunities, refining and re&ieg historic preservation strategies,
and defining and strengthening distinctive “villgbithin the study area through new
development and public space improvements.

GDOT / LCI Coordination Meeting — January 8, 2008
City transportation and economic development steffwith GDOT representatives and
the transportation consultants to review prelinyriegnsportation recommendations.

Meeting with Mayor and Council (Review of Plan Dire  ctions) — January 9, 2008

The consultant team met with the mayor and cotmdiscuss evolving study directions,
to respond to questions, and to hear concerns.

14 | Overview and Community Process



Public Meeting #3 (Review of Draft Plan)
—January 17, 2008

Over 60 participants gathered at City Hall
to hear about recommendations within the
draft plan and provide feedback. Ideas for
strengthening “villages” within the study
area and significantly improving pedestrian
conditions and connections were warmly
received. Participants also spoke favorably
about traffic calming strategies but many

expressed concern about the potential Transportation consultant explains concepts
widening of Atlanta Street. to meeting participants at Public Meeting #2.

The consultant team presented a revised draft@ldre Mayor and Council

that included additional transportation optionstfa cross-section of the
southern segment of Atlanta Street; to enhanceeaxtivity and safety in the
Maple Street to Oak Street area; and for the AflSireet intersection with
Azalea and Riverside. The land use, regulatorydrah design recommendations
were generally well-received, with a few remainaamncerns about a few areas
shown with specific densities.

AQNLS HOQIHHOD AS3HLS VANV ILY/FHYNDS NMOL TTaMS0OH

Presentation of Plan to Mayor and Council - February 28, 2008

ARC Review of Draft Plan - March 26, 2008

City staff met with ARC to review the draft planragjuired by the LCI contract. The
meeting included review of contract deliverablesrisure that the plan contained all
of the required elements. The only required elemehyet included within the plan
was the population and employment projections, vvere added following review of
the plan at the March 31 Mayor and Council Worlsiees The ARC review meeting went
very well, with ARC describing the plan as thoughtnd creative.

Additional refinements of Plan with Mayor and Counc il — March 31, 2008

City staff met with the Mayor and Council to further refine the plan and then coordinated
with the consultants for final plan revisions.

Overview and Community Process | 15
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3 Existing Conditions

The Roswell Town Square/Atlanta Street Corridor gtud

area encompasses approximately 625 acres of umdylat
terrain along the roughly 1.5-mile stretch of Atlatreet
(State Route 9) between the Chattahoochee Rivketsouth
and Norcross Street to the north. The study

Figure 3.1: Study Area area includes all land

approximately 1/4-mile
east and west of the
route, and includes

g numerous historic
properties, Roswell's
Town Square, City Hall
and surrounding civic
destinations, residential
communities, and the
southernmost blocks of
§ active Canton Street. See

| Figure 3.1.

Existing Conditions | 17
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ROBWELL TOWN SQUARE/ATLANTA STREET CORRIDOR STUDY

Atlanta Street has become a highly utilized commrgate with substantial
automotive capacity and pedestrian safety concéimsse conditions, along with
historic preservation issues and the challengitfig,terrain, present significant future
development and redevelopment challenges withisttidy area. Therefore, an analysis
of existing conditions was performed to identifyremt land use and transportation
challenges within the corridor as well as to idgrititure development and access
opportunities to both enhance Roswell’s historarabter and encourage appropriate,
pedestrian-friendly growth.

Topography, Landscape and Open Space

The topography and landscape of the study ardaitsvitignificant elevation changes,
wooded areas, and open spaces, gives the corpaiuieesque quality, but also presents
development and connectivity challenges.

Figure 3.2 highlights the corridor’s topographiesllities. From the southern boundary,
Atlanta Street climbs a significant upward slopgla winding stretch of wooded terrain
that borders the Chattahoochee National Recreat&a North of Jones Drive, the terrain
is more level and landscape more open with inatedeeelopment of varying type and
scale. Historic Roswell Town Square and Barringtathare located midway along the
corridor at its most level point, with Roswell Mahd surrounding historic homes located
due east down a steep slope. Further north, Atireat passes through slightly more
undulating terrain, which ends near the relatil@lgl area surrounding City Hall and the
initial blocks of Canton Street. The corridor’'steas and western boundaries consist of
steep downward slopes of wooded terrain, partigui@ar winding Big Creek to the east,
which present additional connectivity and developtoallenges.

Open recreational and green spaces are locateatiyiatong the eastern and southern
edges of the study area and include playing faligaller Park, River Walk along the
Chattahoochee River, and walking paths within that@hoochee National Recreation
Area. Smaller open spaces are found in the cdritez oorridor including Town Square,
Barrington Hall and a pocket/playground park alSfaan and Vickery Streets. Additional
open spaces found within the study area includaigiteric Presbyterian Church
Cemetery, Founders Cemetery near Roswell Mill, ISPI@ntation near City Hall, and a
park at Elizabeth Way and Canton Street.

Land Use

As detailed in Figure 3.3, existing land use foBaapattern set by Atlanta Street (State
Route 9), which is lined primarily by commerciataffice properties as well as
institutional uses. Commercial properties alongthedor, and on offshoot Oak Street,
cater predominantly to auto-based consumers vadtiéms providing on-site parking. A
small concentration of more pedestrian-friendly w@rtial uses is located around Town
Square, and a more significant pedestrian-frieadiyimercial center is located along
Canton Street beginning at the northern edge opfdrening area.

Single and multi-family residential uses take ugriyehalf of all land, and are located
mostly along the perimeter of the study area. G&yais identified 1,145 housing units

Existing Conditions | 18



Figure 3.2: Contours
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Figure 3.3: Existing Land Use
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on these properties as of 2006, the majority octnéwe located west of Atlanta Street (68
percent). Single family uses are found primarilyteef Town Square between Marietta
Highway and Connemara Road, with smaller conceatraiidentified to the east of
Town Square and along Myrtle Street east of Citl Hausing types range from historic
bungalows to more recent subdivision colonials.tMamily land uses are concentrated
along the southern boundary of the study area (@f@ichee Landing apartments, Mill
Creek condominiums), and east of Atlanta Streapal@ak Street and Grove Way (public
housing). Additional multi-family housing includgarden-style apartments along Mimosa
Boulevard, a townhouse condominium developmeritembrthwest corner of the study
area, and several condominiums southeast of RoBwwefi Square. An additional 90 new
residential units are also planned, permitted deunonstruction within the corridor as of
January 2008.

Public and private institutional uses are founcharily in the northern half of the study
area. Most private uses are located west of Atfaméet, including three large churches
along Mimosa Boulevard and their respective parknts; some of which are
accessed via Atlanta Street. The majority of pubdititutions are found in a civic
concentration between Hill Street and NorcrosseBwhich includes Roswell City Hall,
the Cultural Arts Center, the Roswell Library, émith Plantation museum.
Additional public historic sites (Barrington Hatté Bulloch Hall) are adjacent to Roswell
Town Square.

Less than two percent of land is utilized for ligidustrial purposes in a cluster along
Oak Street. Predominant uses include auto repaimamtenance and personal storage
facilities.

Only 6 percent of land is vacant or undevelopegl ntiajority of which is found along
Atlanta Street south of its intersection with KiSgreet. Additional vacant parcels are
sprinkled throughout the study area, some withifsigimt topographic challenges.

Table 3.1: Existing Land Uses
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Zoning and Regulation

As shown in Figure 3.4, zoning in the study areegdly follows land use patterns
detailed above; however, some exceptions wereifaiht

Commercial zoning districts are found along theaniig] of Atlanta Street, and allow a
range of uses. C-1 districts are found from TowreBgjto the north and are intended to
encourage pedestrian-friendly environments appatepto the character of the historic
district. C-2 and C-3 districts line the lower haflAtlanta Street and permit retail services
typically supported by nearby residential neighbods and auto-based shoppers. Office-
Professional districts are located along Mariettgoay and Norcross Street; in several
locations along Forrest and Myrtle Streets; andarfies Drive north of River Glen Drive.

Residential zoning districts fall into single andltifamily categories, with density levels
based upon unit per acre formulas. Single-famayridis allow a range of densities, from
a minimum of 0.5 dwelling units per acre (E-1) tmaximum of 3.6 units per acre (R-2).
Multi-family districts allow a maximum of 8 unitepacre.

Parcels along Oak and Hill Streets just south fidall are zoned for industrial uses
catering to office and business distribution.

Nearly on«fifth of the study area is zoned H-R (Historic Redl District), a mixed-
use district allowing single and multi-family resittes, retail and office structures,
institutional uses, or a combination of the abdvee district was established in 1971
to preserve Roswell's original commercial core sundounding areas, which include
Town Square; all parcels along Mimosa Boulevar@wiedl's original “Main Street”; and
sections of Mill Street. Other H-R areas are latateund Heritage Trail and Allenbrook
further south along Atlanta Street.

In addition to the H-R zoning district, a HistoBooperties Overlay District (HPOD)
covers approximately half the study area, includithgroperties abutting Atlanta
Street. The overlay district corresponds to Rossvelbcal Historic District
boundaries, and is intended as a safeguard tocptbeeheritage of Roswell “by
preserving the city’s historic and architecturaligrthy properties, areas, buildings,
structures, monuments, streetscapes, squaresdpedsarchaeology, and neighborhoods”
and to “promote the overall health, prosperity gederal welfare” of Roswell, the county,
region, state and nation. Permitted uses comply @ither underlying or H-R district
zoning; however, all development and redeveloprpesiosals require design review
and a “Certificate of Appropriateness” from RosvgdHistoric Preservation
Commission. Mixed-use development in underlying C-2, C-3 and I-1 districts
consistent with allowable uses in the City's MPMiziihing is conditionally permitted at a
maximum 1.2 FAR (excluding parking) and 50 footding heights (4 stories). Hotel
development is also permitted.
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Figure 3.4: Zoning
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Historic Resources

Founded in the late 1830s as a mill village, Roksveistoric core is located within the
Atlanta Street Corridor. Mill worker homes, a Prgshbian Church and cemetery, the
Greek Revival mansions of the mill owners, the T@guare and the ruins of the original
mill remain much as they were in the nineteentiiognMost of the historic structures
are located in the center of the study area, enassipg Barrington and Bulloch Halls,
the Town Square, the mill area, and much of MinRmsalevard. Barrington and Bulloch
Halls are owned by the City and open to the publigle other privately owned mansions
serve as function halls. Two individual sites &ted on the National Register of Historic
Places — Barrington Hall and Bulloch Hall — andadidhal Register District covers the
historic core. As noted earlier, a zoning dis@ietl the historic properties overlay have
been created to protect historic assets. Rosweilisual in the Atlanta area for this
ensemble of intact antebellum buildings rangingrfiltomes of the elite to worker
housing. This historic character has a powerftdetion for visitors and for current and
potential residents, but the many problems of thddor also detract significantly from
their potential.

The most important historic resources in the Adastreet Corridor are:

- Barrington Hall (1842)

- Town Square (late 1830s)

- Bulloch Hall (c. 1840)

- Mimosa or Phoenix Hall (1847)

- Holly Hill (1840s)

- Primrose Cottage (c. 1839)

- Great Oaks (1842)

- Presbyterian Church and Cemetery (1840)
- Roswell Stores (c. 1839 to early 1900s)

- The Old Bricks (c. 1840) Historic Smith Plantation House
- Old Mill (c. 1840)

- Mill Ruins and Dam (1839-1929)

- Southern Mills Building (1882)

- The Founders Cemetery

- Factory Hill Houses

In addition to these buildings that are closelkdid to the story of the founding of
Roswell and its economic and social developmethiamineteenth century, there are a
few other buildings that the City has identifieditsnmap of historic properties (Figure
3.5), based on a historic preservation consulepnt.

- At the northern edge of the study area, the CaBtoeet stores and Smith Triangle
date from the nineteenth century. The builder ef3mith Plantation House (1840s),
north of City Hall, engaged in farming and wasasxociated with the mill. It is the
third of the three historic house museums ownetheyCity.

- South of Barrington Hall along Atlanta Street, apjmnately 12 structures are
identified on the map as historic. Allenbrook, rniogated within the National
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Figure 3.5: Roswell Historic Properties
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Recreation Area, is an 1857 brick structure oncegied by the manager of a mill on
Big Creek. The other structures identified as histre over 50 years old but, in most
cases, are otherwise undistinguished small hobaeare overwhelmed by newer
development. As the historic inventory sheetsiesé buildings show, they have been
very significantly altered by elimination of detgiaddition of new porches,
windows or other elements, vinyl siding, and otti@nges and “appear not to meet Nat.
Reg. criteria (integrity)”

Although some historic sites have been well presemany are hidden and not likely to
attract attention unless the visitor makes a speff@t. There is almost no interpretive
signage and the designated walks in the histostdctithat appear on tourist maps are
not marked or physically appealing on the grourmviRll has preserved its historic
structures, but it still needs to do more to taslistory.

Destinations

As detailed in Figure 3.6, numerous historic, camel cultural destinations are located
along the corridor for residents and visitors allBestination anchors were identified
within the study area and include Roswell Town $gu@ity Hall, Roswell Mill and
Mimosa Street.

Roswell Town Square, which holds community eventh @s the Roswell Arts Festival,
is the central study area anchor for several isti@stinations including tours of nearby
Barrington and Bulloch Halls, and is also homénRoswell Convention and Visitors
Bureau and several restaurants.

Just east and downhill of Town Square is histoosvi®ll Mill and numerous privately-
owned historic homes. Though not technically desitins for the public, these homes
along with others throughout the study area adlaetoverall character of Historic
Roswell. At the base of the mill is the Vickery Ekecovered pedestrian bridge, which
leads to walking trails within Chattahoochee NadidrRecreation Area.

Public institutional and cultural destinations anehored by City Hall in the northern
half of the study area between Hill and Norcross=8t. Additional destinations include
Roswell Library, the Cultural Arts Center, and &af historic Smith Plantation. The
initial blocks of active Canton Street are founcbas Alpharetta Street to the northwest.

Several large churches are a major draw alongathiiglor, particularly along Mimosa
Boulevard which is home to the Roswell PresbyteRant Baptist and United Methodist
churches.

Additional recreational destinations include Rivalk along the Chattahoochee River,
historic walking tours throughout the study arew playing fields in Waller Park at
the end of Oak Street.

2See inventory sheets for the following properties on Atlanta Street: numbers 362, 426, 443, 337, 335, 312, 275.
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Figure 3.6: Destinations
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Transportation

VEHICULAR TRAFFIC

Street Smarts analyzed the existing transportayisiem within the Roswell LCI Study
Area which consists of a network of state and lstakts that serve the transportation
needs of local and regional traffic. As a resultafitinuing growth in areas
surrounding the City of Roswell, the study ardagsted in the middle of a significant
regional commuter stream. Atlanta Street (SR 9)clwvis a north/south principal
arterial roadway in the study area, has consigtbatn identified as one of the most
congested areas in the city. This designatiomgsliadue to the fact that Atlanta Street
crosses the Chattahoochee River, which has adimitenber of crossings in North Fulton
County and East Cobb County. Marietta Highway (8B8) lwhich is another principal
arterial roadway in the study area, runs east/amsintersects with Atlanta Street.
Although this corridor experiences a significanamt of regional pass-through traffic
during the AM and PM peak hours, the study ared aiss serve the local community
during other times of the day.

The Georgia Department of Transportation (GDOTEfiamally classifies roadways
using several categories. Functional classificatianmethod of ordering streets by
the service they are intended to provide. In theysarea these classifications include:
Principal Arterial, Minor Arterial, Major CollectpMinor Collector, and Local Roads and
Streets. Table 3.2 lists the predominant roadwatygnithe study area and identifies
their functional classification and number of lanBse roadways within the study area
that are not listed in the table below are considi¢o be local roads or streets.

Table 3.2: Roadway Classification

#"H # # % Y" + # /&
8 0 9: #
"HUH# H# 9" #
9 ##,;,-54/ )"+ # &
9 <(0! #

# # 9: #
= | #

To determine existing traffic volumes in the stadga, Average Daily Traffic (ADT)
counts were collected on Atlanta Street for thighgtBased on these counts it was
determined that there are approximately 20,80¢ gahicles on Atlanta Street between
Maple Street and Oxbo Road and 19,000 daily vehigwveen Church Street and Jones
Drive. Although these volumes are typical for agipal arterial roadway, intersections
along Atlanta Street, such as Marietta Highway Rirside/Azalea Drive, are
operating at a failing Level of Service during & and PM peak hours, which creates a
significant queue during peak times on the roadway.
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- Historic Attractions — The City of Roswell has 122 acres on the NatiBegjister of
Historic Places. A large number of these histotti@ations are located in the
study area.

- Connectivity — There is poor connectivity between neighborh@wibadjacent land
uses. The majority of non-residential propertidg provide access at arterial and
collector streets. In addition, connectivity betwsebdivisions and residential
streets is almost nonexistent. As a result, ressdefthe study area have little
choice but to use the main roadway to move witimd across the study area.
Implementing an access management program anddang\access to non-
residential properties from the local streets waeldlice the number of vehicles
entering and exiting the main roadway. Moreoveproming connections between
local roads would provide residents with the aptit easily move to all edges of the
neighborhood and adjacent land uses.

- Continuity — The existing study area street system lacksraatytiin the following
areas: 1) the Chattahoochee River disrupts thentotyt of local streets and limits
north-south mobility; 2) the reversible lanes ald@i@nta Street from Marietta
Highway to Riverside Drive disrupt the continuitytiee corridor in terms of driver
expectation; and 3) neighborhood street continsiipyoblematic, particularly east of
Atlanta Street to the south of Oak Street.

In 2005, the City of Roswell completed its Tranggmn Master Plan, which identified
several issues along Atlanta Street. These isatnsh will be further examined in this
study, include:

- The bottleneck at the Azalea/ Riverside Driv@able 3.3: Azalea -Riverside Intersectio n

intersection near the Chattahoochee River. —Existing Conditions

Currently, the intersection operates at a failing -_
Level of Service during the AM and PM peak

hours and creates a significant queue in the O 4 && M "l

peak direction. Ho#" 6 6

- Unsafe conditions created by the
reversible lanes along the corridor
between Marietta Highway and
Riverside DriveThe center lane in
this segment of Atlanta Street is
currently managed to reverse
direction so that there are two
southbound lanes at the morning
peak and two northbound lanes at
the evening peak. The signals are

not in good condition and other The “River Shaker” concept proposed
. . . in the Transportation Master Plan
signage Is non-existent.
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« Safety and access issues at the Oak, Oxbo, andri{@érgectionsThe Transportation
Master Plan recommends safety and traffic flow owpments at the Oak, Oxbo, and
Chattahoochee / King intersections along Atlantaedt For Chattahoochee / King,
the Master Plan suggests minor realignment of @hatichee Street to separate this
road from King Street and create a “T” intersedhvitlanta Street. The addition of
left turn lanes is contemplated along Atlanta $&e®ak Street. At Oxbo, the Master
Plan contemplates two possible strategies for adig left turns: signalization or

restriction of these movements.

Hazardous surfaces, lack of curbs and
buffers, and “sidewalks to nowhere”

are common conditions for pedestri-
ans.

The pedestrian experience in the study area
is generally poor. There are unsafe and
uncomfortable pedestrian conditions at many
locations along Atlanta Street and at intersection
crossings. Furthermore, most local streets in
the study area do not have sidewalks or easy
pedestrian access to nearby retail and business
facilities. Instead, sidewalks are only found
on arterial and collector streets, are frequently
only on one side of the street, and often lack
connectivity, inhibiting foot traffic between sub
areas and destinations. (Figure 3.7)

Older sidewalks are often narrow, have
significant cracks and potholes, and have
minimal curb heights and no buffer from the
roadway. Pedestrians walk within inches of
oncoming traffic. Recent sidewalks installed at
new subdivisions are brick, offer buffers and
better conditions, but poor (or no) connection to
existing sidewalks.

Auto-oriented development is an additional chaleetgpedestrians throughout the
study area. This type of development forces pddastto walk unprotected across
large parking lots to access businesses. Currdingd\City of Roswell has committed
to funding streetscape improvements along a podfi@ek Street that would address
the issue of auto-oriented development and woelateran environment conducive to

pedestrians in that area.
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Figure 3.7: Sidewalk and Transit Stop Locations
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Oak Street today

Planned Oak Street improvements

Speeding is a significant challenge to pedestrianticularly during non-peak hours,
which is most of the day. The posted speed limAttanta Street is 35 mph. Speed data
were collected on Thursday, November 15, 2007 ¢tam#st Street at two locations: 1)
between Maple Street and Oxbo Road and 2) betwieerciCStreet and Jones Drive.
These counts indicate that between Maple StreeDabd Road 77 % of the vehicles
are traveling at a speed greater than 35 mph ad&&th percentile speed of 46 mph.
Between Church Street and Jones Drive 64% of thielgs are traveling at a speed
greater than 35 mph and at an 85th percentile sgekimph. High vehicle speeds
discourage use of pedestrian areas such as thelRbewn Square. Improving the
pedestrian environment in and around this are&éeyayoal of this study.

Bicycling has become an important mode of trangfiort as many people today
increasingly rely on or choose the bicycle forrtheimary mode of transportation. In
addition, recreational cycling is popular in Rodwé&he City of Roswell is committed
to supporting bicyclists in the community and hesrbdesignated a “Bicycle Friendly
Community” from the League of American Bicyclid#ke Roswell!, a bicycle advocacy
group, sponsors events such as the Thursday Night&ll Ride and the Mayor's Ride
which traverse through a portion of the study dreaddition, the group has developed a
Bicycling Suitability Map which provides the folldamg ratings for roadways in the City of
Roswell:

Green = Least Difficulty Bicycling

orange = Medium Difficulty Bicycling

Red = Most Difficulty Bicycling

Black = Controlled Access Highway (bicycles prohibited)
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Most local roadways in the study area have beed @iteen (Least Difficulty Bicycling)
but most major roads present difficult cycling citiots.

. Orange (Medium Difficulty Bicycling): Canton Street, Noass Street, Magnolia
Street, Oxbo Road, Azalea Drive and Riverside Drive
- Red (Most Difficulty Bicycling): Atlanta Street and Metta Highway

Currently, Norcross Street is the only roadwapédtudy area that is equipped with bike
lanes/shoulders. The City of Roswell has propo3éa ‘Roswell Loop”, which identifies
a complete trail through and around the city thalel connect Roswell’'s parks, schools,
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natural resources, historic
downtown, and neighborhoo
Although the Loop would
extend through a portion of
the study area, it does not
provide complete connectivity.
Connectivity would be greatly
improved throughout the study
area by continuing the Loop on
Atlanta Street, south of Oxbo
Road, to the Chattahoochee
River.

Transit service in the study

area is provided by the

Metropolitan Atlanta Regional

Transit Authority (MARTA).

The study area is served by

MARTA Route 85, Roswell

Mansell Road, along Atlanta

Street. In the southbound Proposed “Roswell Loop” bicycle route

direction of Atlanta Street there

are approximately 10 stops; northbound there greajmately 13 stops. These stops,
however, were not found to be very user-friendlgnylof the stops do not have adequate
signage or other amenities for riders. Specificalhly 3 of the 23 stops have a bench,
only two stops offer shelter and none of the sppside posted schedules and/or maps.
Where provided, benches and shelters are in fgiodo condition; however, a shelter
built by developers at Chattahoochee Landing offarsuperior protection. In addition,
some of the stops are located where there is eovalld, forcing riders to wait in areas
that expose them to heavy vehicular traffic. Thesw®litions are clearly a deterrent for
riders with choice.

Bus shelter at Chattahoochee Landing apartment MART A bus stop along Atlanta Street;

complex no crosswalk, bench or shelter and
minimal sidewalk
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Table 3.4: Bus Stop Conditions
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Urban Design Conditions

Urban design conditions throughout the study arefragmented with minimal
attention paid to the public realm. Building strues are mostly one or two stories
and represent a mix of styles, sizes and typegd#&h and automobile conditions are
poor, the street network limits connectivity betweetivity centers and destinations,
and signage is inconsistent. Overall, design presnaghicle mobility at the expense of
pedestrians and bicyclists.

Although the Atlanta Street corridor is known fter lnistoric structures and character,
it lacks a clear urban design vision to providsith the desired sense of place. The
study area features an inconsistent mixture oflimgjs: old or historic structures abut
new structures, subdivisions abut strip malls,iaddstrial structures abut housing of
various types. Use, massing and condition vary frailding to building, as do setbacks.

Multifamily housing w ithin the study area

Single-family homes vary in age, style, and size.
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Commercial structures vary by type, size and style

Atlanta Street

A tour of Atlanta Street traveling south
to north from the Chattahoochee River
to Norcross Street demonstrates the
conditions detailed above.

The corridor begins with the
Chattahoochee National Recreation /

to the east, and a large gated apartment
development (Chattahoochee Landing)
set back in a hilly, wooded area west of
Atlanta Street. The numerous 3- to 4-
story structures do not relate to Atlanta

within the study area.

Street, rather they are situated along afhattahoochee Landing apartments

internal roadway and surface parking
system. The internal streets lack
sidewalks.
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Route 9 crossing Chattahoochee River into study area Reversible lane along
lower Atlanta Street

Building uses and styles often do not relate to one another.

The stretch between Jones Drive and King Strdetdsiwith a mixture of building types
and uses including small properties (some moreibarears old, others not), new
condominium developments set back from the roadstép;mall centers with parking
lots up front, automotive businesses surroundgehligment, and single-family housing
developments. The Second Baptist Church sits asopadl knoll surrounded by parking.
There is little consistency in setbacks or massing,sidewalks are in poor condition.

Further up the corridor is Barrington Hall, blockeaim
view along Atlanta Street and Marietta Street layge,
multi-tiered stone wall (but open along Barringkmive
and King Street). Just north across Marietta Highie/a
Roswell Town Square, which is surrounded by agbarti
street wall of restaurants, retail and officesawmand
Roswell Town Square historic structures on two sides of the squardaAds
alone retail complex is located to the east. Pgrikin
poorly marked and located behind the structures. On
street parking is not permitted along Atlanta Strélee
square itself is difficult to access due to poagsérian
conditions, including inadequate crosswalks andt wal
signals at the intersection of Atlanta Street aaddfta
Highway. Sidewalk connections to Barrington Hadl ar
A stone wall separates Barrington Hall almost nonexistent.

from other destinations within the his
toric heart of Roswell.
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Atlanta Street storefronts across Hazardous pedestr

ian conditions at intersection of At-
from Roswell Town Square

lanta Street and Marietta Highway.

A series of undistinguished commercial structuoiieviis on the east side of Atlanta
Street, some just a few feet from the roadway rethet back behind large parking lots.
On the west side of Atlanta Street are the backyafriflimosa Boulevard houses and the

Presbyterian Church atop a steep hill. Sidewatksliscontinuous and in poor condition
along the entire stretch.

Gas station Roswell Presbyterian Church Roswell Kitchen, a now

above Atlanta Street vacant commercial property

Further north, with no visual connection to Atlatiieet, are the isolated structures of
the municipal area including City Hall as well &g initial blocks of pedestrian-friendly
Canton Street, where historic buildings serve apsland restaurants.

Canton Street shops, galleries, and restaurants Ros  well Municipal Complex is visible

from Hill Street, not Atlanta Street.
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Oak Street Commercial/

Industrial Area

A commercial and industrial area of

predominantly one story structures

is located along Oak Street just

east of the Presbyterian Church

cemetery. Like the remainder of the

corridor, the area contains a mixt

of structures including retail

strip malls, one story automobile

repair shops, rows of self storage SoCa retail strip mall
structures, and small homes in the

periphery. Although sidewalks are
found along the majority of streets,
they are often on only one side,
and the area remains oriented for
automobile access. For example,
the SoCa retail strip has a surface
parking lot up front, curbing with r
access driveways, and no sidewalk.
Although some older brick buildings
can be found, the majority of
commercial and industrial uses are
in low-value structures, including
many metal buildings.

Automotive uses

Roswell Mill Area

Located due east and downhill
of Roswell Town Square along
Sloan and Mill Streets is the mill
area. The area has a historic feel
with its numerous old homes and
redeveloped worker housing, as
well as the Roswell Mill complex,
located at the bottom of a steep hill.
Pedestrian access throughout the
area is a challenge due to significant
changes in elevation and tl

limited sidewalk network. Terraced New residential development along  Mill Street
surface lots provide parking up and
down the hill for residential and
commercial uses.
Historic home in Roswell Mill Roswell Mill

area
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Mimosa Boulevard

The original grand “Main Street”
of Roswell, Mimosa Boulevard is
a wide street featuring on-street
parking, sidewalks on both sides of
the street, and an old-growth tree
canopy overhead. Historic houses
and three large churches dominate
the boulevard with significant lawn
setbacks separating the numerous
structures from the roadway. Large
surface parking lots are visible in
the rear of each. Individual historic

Mimosa Boulevard homes (some serving as function

halls) are located between the
churches, far from the road.

Roswell Presbyterian Church

Municipal Area

The municipal area is a physically
isolated cluster of civic uses (Roswell
City Hall, Roswell Library, Cultural
Arts Center, Smith Plantation
museum) in a park-like setting
and built along an internal system
of roads and parking lots in the
northern edge of the study area.

Roswell Cultural Roswell City Hall The area has no visual or physica|

Arts Center

connection to Atlanta Street or
Alpharetta Street due to a densely
wooded buffer.

Signage is inconsistent throughout the corridat,aanabsence of way-finding elements
inhibits potential commercial success. Commerdiplage varies from store to store,
with large strip mall signs followed by smallerividual signs. Historic marker signs are
small, uninspired, and do not attract attention.
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Redevelopment Opportunities and Constraints

Significant redevelopment opportunities for comrisrecesidential or mixed-use
projects are found throughout the study area. éiglighted in Figure 3.8, much of the
property along Atlanta Street is underutilized holtlis the potential for future growth.
Several projects are currently underway or propaseldiding current residential
condominium projects along Atlanta Street; a mixed-development proposal
(hotel, condo and retail) across Atlanta Streeh fBarrington Hall; and the proposed
redevelopment of the Oak Street public housing.

Underutilized properties include numerous induktdatomotive and storage uses
along Oak Street with the potential for increastgilrand housing development.
Residential areas, including several blocks of@pgmusing along Myrtle Street and Zion
Circle in the north and the Chattahoochee Landiagtanents in the south, also hold
potential for increased residential redevelopmime. stretch of Atlanta Street between
Jones Drive and King Street contains vacant pamwetaerous commercial properties
with vacant storefronts (individual and strip nstflictures), as well as underutilized
automotive uses. This area holds the potentidhfreased residential, retail and/or
mixed-use development.

Although redevelopment potential is plentiful, eleonstraints exist. Topographic
conditions including dramatic elevation changeseracess and additional auto
connections problematic and/or expensive througheutorridor. Access to existing
commercial and residential areas is hindered bigdorparking (and directional
signage), with no street parking permitted alorigma Street. Additionally, design
review within the historic overlay district exterajsproval timelines and limits
development options.
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Figure 3.8: Redevelopment Opportunity Sites
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Previous Plans

Several studies and master plans have been comhheteaddress land use,
transportation and connectivity issues throughwoeicbrridor. These studies include:

This plan was derived from a public charette heldanuary 2007 that identified
redevelopment opportunity sites along the AtlatteeScorridor. The plan provides
recommendations for ten redevelopment “pods” withestudy area and generally calls
for a mixture of uses. Recommendations includedetievelopment of public housing
along Oak Street; residential development north@Presbyterian Church; a boutique
hotel, retail and residential project southeaBasfwell Town Square; and a mixture of
residential, office and retail along Atlanta Stimith of King Street. In total, over 1,000
residential units (mostly condos), 117,000 sf @itefspace, and 250,000 sf of retail

space were recommended, though the charette pdidasst include a market analysis
to assess support for this space.

The master plan addressed existing utilizationeaadssibility concerns for the Town
Square. Issues related to traffic, noise, safetypark layout were identified and design
elements presented to better unify the Town Sqttighlights of the proposed final
design include maintaining the historic walkwaytegs and most trees, adding a safety
buffer along Atlanta Street and Marietta Highwaprganizing memorials, and moving
the central fountain south to diffuse traffic noigecentral open space would also be
created for events with interactive water jetsripatated for non-programmed hours.
Crosswalks are recommended to the south and ehstsefuare to improve access and
increase pedestrian safety across Marietta HiglamayMimosa Boulevard.

The master plan provides a blueprint to transférerBarrington Hall grounds into a
full-fledged park destination without compromisitgghistory. The plan incorporates
various elements including vehicular and pedesataessibility and circulation,
landscape improvements, interpretive historic festusite furnishings, and a future
operational support facility.

Mimosa Boulevard was identified as the most effectoute to better connect the key
historic anchors of Barrington Hall (and RoswellsioSquare) and Canton Street.
The study identified transportation, parking, wagting, streetscape, and pedestrian
improvements along the corridor to achieve desigdomes. Options to enhance
the connective corridor included lane width redargtre-striping and bulb outs along
Mimosa Boulevard; better crosswalks and pededtridge options across Marietta
Highway and Atlanta Street; additional landscajgilegng Mimosa Boulevard; public
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restroom availability; public art recommendaticars; utilization of church parking lots
as the area develops. The extension of Mimosa Banddrom its current terminus at
Magnolia Street northward for a block to Webb Stvess also a key recommendation
of the study.

The plan details strategies and priority projeztsdth enhance local transportation
options within Roswell and address regional traigsiies. The plan outlines long-
term bicycle, pedestrian and transit improvemexttdresses safety and traffic issues;
details impacts on local transportation and redpweént projects; and provides policy
approaches. It identifies Atlanta Street as orfeasiwell's worst traffic concerns, and
presents several improvement options along thédooriThese include intersection
improvements at Riverside/Azalea Street, Oxbo RDa#,Street and Chattahoochee/
King Street; improvements to the pedestrian enmemt around Roswell Town Square,
and options to eliminate the reversible lane camigon.

Market Analysis

RCLCO (Robert Charles Lesser and Co.) performedbkestate/ land use market
analysis in support of the Roswell Town Squarefftisstreet LCI Corridor Study. The
market analysis study area is based upon censtiaricablock group data typically
utilized by the Atlanta Regional Council to ideptifemographic and economic
characteristics and trends within local communitidthough the boundaries selected
are somewhat larger than the actual study areajanters differ from initial housing
data detailed earlier under “Land Use,” these baiesiprovide the best approximation
available given data reporting constraints. Existimarket conditions in the study area
are as follows:

- The balance between jobs and housing in Roswedlelhss the study area, is healthy,
creating the opportunity for a community wheredests can both live and work.

- Employment with the City is spread among varioasiemic sectors led by retail,
accommodation, and food service jobs, which togetiake up 28% of all total jobs
within the city. This compares to 16% of the tghlk in these sectors in the overall
Atlanta MSA. It should be noted that these job $ype generally moderately-paying
jobs.

- Within the study area, however, these jobs mal@niyp8% of overall employment.
The study area is weighted heavily toward governijods (43%), with a secondary
focus on business and legal service jobs (11%)sd kectors comprise 13% and
17% respectively of the Atlanta MSA. This may sfgr@n opportunity to
continue to expand these higher-paying, white-ceélators, which can tend to locate
in and enhance urbane, mixed-use settings.

- The demographic composition of the study area’sébalds differs from that of
Roswell as a whole. The study area is slightly pligss affluent, and comprised of
more one- and two- person households than thas#ywhole. This may point to an
opportunity to develop more residential units teer to smaller household sizes and
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more moderate price points, those that often fa amwalkable mixed-use fornrat.

- The performance of existing residential units @ltical area has been mixed. The
current slowdown in for-sale housing has impadtedarea somewhat, but the unique
nature of the corridor, including the historicala@nvironmental assets, should allow
for the addition of successful residential prodircthe future. While the apartment
market continues to thrive and rental market oppaties may present themselves,
there tends to be a local preference for ownerqecuhousing.

- The market conditions for commercial land usebédrea appear healthy. The
newest or most recently renovated spaces appeatperform the more out-dated
space.

Positive employment conditions will allow for more of office space

The study area and Roswell as a whole appeargarbeipants in the healthy and
expanding economic growth enjoyed by the Atlanggore The Atlanta Regional
Commission (ARC) is forecasting continued job gtotiiroughout the North Fulton
area, including Roswell and the study area. Thr@0d|® the study area is projected to
experience 2.4% annual employment growth, whilenrRdsis forecasted to add over
8,000 jobs, an annual increase of 2.0%. As a wtiad\orth Fulton area is projected to
add over 64,000 jobs in that same period, an ammeralase of 3.9%. As home to much
of the high-end employment and residential growtr the past decades, the North
Fulton area (centered on the GA 400 corridor) bas the heart of Atlanta’s “Favored
Quarter.” Projections indicate that this trend $thaontinue in the future, as this area
should capture greater than its fair share of groWwb wit, it currently comprises 6% of
the entire metro area’s employment but is projectteattract 13% of all new
metro employment through 2010.

According to Claritas, Inc., study area businessekorganizations employ
approximately 5,900 workers, 43% of which work ovgrnment-related jobs. The
next largest economic sector in the area is busaadlegal services, which includes
companies employing over 600 people in firms sueharketing, public relations,
and law practices. Employees in this sector arergéy characterized as middle to
higher-income, value-added employees with highezideof retail expenditures at work.
Many of these workers have been characterized abare of the emerging “creative
class,” who often seek jobs in authentic and ungiaees and workspaces—an option
certainly available in the study area—and tenditster in “agglomerations” to gain
productive efficiencies. Moreover, the firms cuthein the study area in this sector
employ an average of nine employees per businesdy malf the number of employees
per business as the rest of the businesses itutthgaea. This means that the small

It is worth noting that this is only one segment and product type that may be supported in the study area. The demographics
of those who are there are important and represent one aspect of demand. However, the demographics of the larger area,
representing those who could likely be attracted to development in the study area, are equally important.

4North Fulton refers to portions of Fulton County north of the Chattahoochee River

sFor these figures, the city of Roswell is defined as 2000 census Tracts 114.03, 114.04, 114.05, 114, 06, 114.07, 114.10,
114.11, 114.12, and 115.02. Reliable employment growth forecasts are only available at the census tract level.
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average establishment size is supportive of snsgies and potentially niche products
such as office condos. It appears then, that givercurrent employment picture, the
unique characteristics of the study area, anddtenpal for future job growth, it is likely
that demand for small office space should grovinéftiture and therefore could serve as
a candidate for a larger portion of study areaisl lase.

Healthy jobs to housing ratio impacts commuting pat terns

A key indicator of an area’s character is the jbkousing ratio. Due to the
historically sprawling nature of metro Atlanta, nga@mployment nodes in the regi
are characterized by a high ratio (an abundang@bsfwith a lack of housing) and
many residential areas by a low ratio (an abundahbeusing with a lack of jobs).
When comparing the study area to the metro aregobis to housing analysis
reveals that both the study area and City of Rdswaele a relatively healthy balan
with a ratio similar to that of the overall metn@a, and not excessively high as o
suburban nodes such as Alpharetta. Figure 3.9r#lies the jobs to housing ratio for
select metro Atlanta cities in 2000 and 2005, basedRC projections.

Figure 3.9: Job to Housing Ratios 2000—2005

EMPLOYMENT TO HOUSEHOLD RATIO
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Roswell's healthy job to housing ratio is refledtethe commuting patterns of the city.
Thirteen percent of those who work in Roswell ¢ilg®in Roswelk In a metropolitan
area with one of the longest commutes in the cpuRbswell offers more of a live/work
balance than most other similar areas. Figurerg\kals that the vast majority of those
who work in Roswell live within a 10-mile radius thie city. At the study area level, the
story is even more encouraging. Of those that withkn the study area, the US Census

6 US Census Bureau
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estimates that over 26% of them live in the CitiRobwell. However, most Roswell
residents are still commuting long distances tokwdhe number one work destination
for Roswell residents is the City of Atlanta (19%dgvertheless, Roswell residents still
had an average commute time in 2004 that was thirgtes shorter than the metro
Atlanta average of 31 minuteK.appears, then, that the City has done an ategla

of providing job opportunities for its residentsdavhen given a chance, many Roswell
residents are choosing to work close to home. ddpagn points to the potential to find
opportunities within the study area that can furérance the quality of life in Roswell
by providing for commercial and residential landsithat are integrated and convenient
to each other.

Figure 3.10: Residential Location of  Roswell Workers 2005

Source: U S Census Bureau

Slower growth in the study area with smaller, less  -affluent households

While Roswell has benefited from much high-enddestial and commercial growth
over the past two decades, the study area hasremenimited quality development
across the various land uses. Undoubtedly, sonfeehignd development has occurred,
is in various stages of the development procest,@ns planned for the future.

7 Claritas, Inc.
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However, pockets within the area have not benefitech new development and
are ripe for reconfiguration, as evidenced by moider and somewhat dilapidated
current housing stock in parts of the area, pddituareas east of Atlanta Street on
and near Oak Street. Further, based on data ptbiig€laritas, the median housing
age in the study area is estimated at 29 yeargpya@ohto 20 years city-witléhese
circumstances have led to the study area losirgiéee of the city’s population in the
past two decades. Based on the Claritas data tiwetesthat the study area’s share of
city population has dropped from 8.5% in 1990 89&in 2007. This drop reflects the
suburban-style development that has occurred eutiselstudy area and historical core
of the city. Table 3.5 highlights the shift in pégition and households to areas outside
the study area.

Table 3.5: Population and Households 1990-2007
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After strong growth in the 1990s and the first tadlthis decade, the City of Roswell is
projected to continue to grow over the next sewsals. However, given the shrinking
supply of land for large residential developmein, tate of growth is slowing from the
peak years of the 1990s. Nevertheless, the praspaoiin bright for future growth
within the city. However, because of the lack dditable land this growth must take
place in a more infill, rather than greenfield fatnThis scarcity of land could make
delivering residential units at low-to-moderate sitées and/or at lower price points a
challenge in the future. Therefore, it will be resary to identify the areas within the
city that can provide for the continued growth atitl retain the historic charm that
has made Roswell attractive through the yearssiilty area provides redevelopment
opportunities that could fill this need.

s Claritas, Inc.

9 The Atlanta CBSA is the 28-county metro Atlanta region
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Further differences in the study area to the f@bsewell manifest themselves in the
household characteristics of the study area, vdiftgrs significantly from the rest of the
City of Roswell.

- Singles and couples make up 67% of study area holase compared to 57% for
all of Roswell, 54% metro-wide, 51% in North Fulpand 63% in Fulton County.
Further, the study area has a larger proportidinese singles and couples who are
older individuals, as the median age in 2007 isdfpared to 37 for all of Roswell,
and 34 metro-wide.

- Claritas projections reveal that the study areallshexpect to see its population
continue to age over the next five years indicatjrmvth occurring in older age
cohorts, as shown in Figure 3.11. By 2012, projetiindicate the median age in
the study area will rise to 42. Providing housiptians for mature couples already
residing in the study area and for those aginddnepthroughout North Fulton will
be an increasingly important opportunity for theyQoarticularly in the study area.
These options could include smaller-lot detachedymts, townhouses, age-targeted
quads, and potential condo flats.

Figure 3.11: Household Projections by Age Cohort 20  07-2012
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wNorth Fulton refers to the area of Fulton County north of the Chattahoochee River
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The study area is part of a North Fulton areaisiiatown to be a haven for some of the
metro area’s most affluent residents. Althoughasatffluent as all of North Fulton and
the City of Roswell, which boast a median househadme of just under $100,000
and $85,000 respectively, the study area’s medgmie is $70,740 — still significantly
higher than the metro area, which has a medianmieaaf just under $60,000. Figure
3.12 depicts median household income by US Celfstisdroup and illustrates this
concentration of wealth.

Not surprisingly,Roswell housing is more expensive than the metro ar  ea overall.

In 2007, the median home value in Roswell was eséichat $282,000, compared to
$178,000 on average throughout the metro area. ¥owdue to the age of the housing
stock in the study area, the median home valu23it,650 is somewhat lower than the
city average. Both the study area and the CityosinIll homes are not quite as expensive
as North Fulton overall, where the median homeepa&307,000. It is worth noting
that these values are for existing housing angbtices at which new housing stock is
being delivered are considerably higher.

Fiaure 3.12: Median Household Income bv Block Group

Source: Claritas, Inc.
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4 Corridor Vision and Goals:
Reclaiming the Power of Place

M aking the Roswell Town Square/Atlanta Street Corridto a
“Livable Center” means reclaiming the power of plache

dramatic natural topography that attracted Roswéluinders

together with the historic mill, churches, mansiand worke
housing ontinue to make this a special place. But thatiapgaality oi
place has been eroding for a generation as Rokaglbeen encircled
by suburban growth and itself has become a bedsadoarb. The two
identities of the corridor-as segments of Statet&o@& and 120 and a:
city street that structures Roswell’s historic esrdre out of balance.
The walkable environment of an older age has beennelmed by a
incremental process that increasingly focused dwicles rather than
people. Residents and business owners want tamettia Corridor for
the people who live and work there, enhance thetiiscore, and
reconnect the fragmented district, reassertindatal Atlanta Street
identity of the Corridor while accommodating itgi@nal role as State
Route 9.
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Figure 4.1: Roswell Town Square/Atlanta Street Corridor Concept  ual Plan
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The Vision

A livable Town Square/Atlanta Street Corridor vidé a vital center of heritage,
culture, business, and neighborhood life. It valldedestrian-friendly while safely
accommodating regional commuters and other travelbo use the corridor. A
series of mixed-use village centers along thedmrxvill be supported by new residents
and attract visitors to enjoy historic sites, the,aecreation, and unique restaurants and
shopping. The story of Roswell’s history will bédtthrough interpretive signs, a heritage
trail and enhanced activities. People will movélyasound the area and to nearby
neighborhoods along safe, attractive, well-litetgghat accommodate both walkers and
drivers. Commuters passing through the area wil fhis route to be safe and efficient,
if not necessarily speedy. All will enjoy an envireent that serves to respect and
strengthen the historic characteRaswell while enabling new activities to breathe
life and energy into the city’'s well-loved “Mainrget.”

Principles to achieve the Vision

> Reinforce and create a series of places with special igeatitiRedevelop
underused areas with a critical mass of residentiaseholds and a mixture of
uses to create lively, active districts.

> Civic Center and Canton Street. Both of these areas already enjoy a clear
sense of identity. Canton Street is a succesdfail end pedestrian precinct. The
Civic Center is somewhat invisible from Atlantaes#t, especially when trees
are in full foliage. Making the existing view catar more visible, perhaps
through limbing up trees or providing more promineaths, could be
considered.

> Arts Village. The Oak Street area should become a neighborhead ar
identified with contemporary arts. It should be gected to, yet distinct from,
the successful Canton Street area. The SoCa bsssikave begun to create this
identity, but the entire area needs redevelopmé&htaxcombination of arts-
related businesses and services and a significanira of housing to create activity
and help support the businesses. In order to atrasts and art-related business
people, the housing should be affordable to hoddstwith moderate incomes.

> Myrtle Cottages. In the Forrest and Myrtle Street areas, a hew
neighborhood of clustered cottages can provide ehsake, single family
housing for small households at affordable prices.

> Mimosa. Mimosa Boulevard already has a strong historictitierparticularly
near the Town Square. Enhanced historic signageyvedopment and redesign
of theexisting multifamily property that is out of chargicwith the rest of the stre
and implementation of the City’s plan for Mimosauevard will enhance the
identity of this historic area.

> Town Square Center. The Town Square Center needs a variety of
improvements to make it pedestrian friendly dummg-commuter hours and
inform residents and visitors of the visible argsleisible historic assets in order to
draw together dispersed attractions. A proposee laotd redevelopment of
Atlanta Street properties will enhance the charaaitéhe district.
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improvements are needed to connect it more efégtio the Town Square area
and establish compatible development on opportsitég such as parking lots.

> Allenbrook Village. A new neighborhood center with retail, office, nixese and
residential development, and including new logaleds, will create a sense of place
and arrival out of the current inharmonious mixtafelevelopment on Atlanta
Street between Warm Springs and King Street.

> Riverview. Redevelopment of the existing rental apartmeradustury residences,
providing views of the river and park and incorgiogaa riverside restaurant and
ancillary retail, would create new value for thiy @iithout significantly affecting
the low-rise character of the rest of the Corridor.

REBALANCE the Route 9 and Atlanta Street transportation itlest

> Redesign the street to accommodate safe travebthydedestrians and vehicles.

> Give priority to pedestrian movements in the ofekbénon-commuter) hours.

> Enhance connections and ensure safe and attrpetieéstrian conditions
throughout the area.

REFOCUS the historic preservation mission:

> Refine historic preservation review to focus onrtiast important historic
resources and assets that make a significantlootidr to historic character.

> Establish appropriate design guidelines for theigatenters, both historic and
nonhistoric, that can promote distinctive identitiehile retaining an overall
harmony of design that is sensitive to the landseeqal historic character.

> Tell Roswell’s story better through interpretivgrs, events, and other activities to
raise awareness among residents and attract gisitor
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5 Transportation Plan

Figure 5.1: Transportation
Conceptual Plan
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Vehicular Traffic

Recommendations for transportation improvements balance the regional
significance of the study area as a commuter withethe local access needs of the
community. The following transportation policieglgmojects are recommended to
achieve this balance.

- Access Management — The implementation of access management alonthSou
Atlanta Street would 1) protect the safety of mistigrand preserve the efficiency
of traffic flow in the corridor, 2) protect the saf of pedestrians and bicyclists
and provide for pedestrian facilities in approgriatcations, and 3) encourage
development that is compatible with or does natgdetrom the aesthetic character or
natural beauty of the surrounding area. The follgvdaccess management strategies
should be reviewed for implementation:
> Minimum distance between driveways based on theedapeed of the roadway
> Shared driveways
> Interconnecting driveways
> Restricting access to lots with multiple frontages
> Standards for driveway length

- Shared Parking — Encourage the use of shared parking in commexncthmixed-use
areas.

- Enhanced Connectivity — Enhancing connectivity in the study area cammbeeg/hat
difficult due to the topographic constraints. Takihis into consideration, the
following recommendations should be reviewed fopliementation:

> The majority of non-residential properties onlyvite access on arterial and
collector streets. Providing access to these piepéom the local streets would
provide residents with the ability to easily movell edges of the neighborhood
and adjacent land uses.

> Encourage connections among new residential streaksng sure they provide
access to more than just South Atlanta Street.

> Look for opportunities to provide connectivity beem subdivisions in the
Riverview area to accommodate emergency vehicles.

- Transportation Demand Management (TDM) — The implementation of TDM
strategies would provide relief to commuters, rasigl and visitors traveling in and
around the study area. Potential TDM strategielsidec

> Providing Ride Share lots around the study areadace the number
of vehicles on the roadway. The lots would serva ageting place for
regional commuters that are coming from variousspairthe Atlanta
area, but who use South Atlanta Street to cros€h@tahoochee
River.

> Improving pedestrian-oriented design elements.
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> Improving transit infrastructure.

> Subsidizing transit costs for employees or resglent

>Providing location efficient mortgages for city doyees who purchase a home
within walking distance of their workplace (e.gityGHall or the Courthouse).

>Creating a study area association comprised adferibusinesses, public agencies
and residential and civic associations whose misgsito develop transportation
initiatives and alternatives for the study areas ghoup could work to provide
amenities such as a shuttle service that operatesi around the study area
during special events or potentially on the weekend

>Working with surrounding Transportation Managen#sgociations (TMA’s) to
encourage the implementation and use of regiorségies aimed at addressing
commuter traffic. Strategies to consider includpaaling, vanpooling, transit
subsidies, the use of shuttles from key locationise region to MARTA stops,
teleworking, flex-time, compressed work weeks aadgered shifts.

>Working with ARC and other regional agencies tcedmine the number of
additional river crossings that are needed basexigant and future demand
and to determine where those crossings shouldcheehh. A resolution to this
outstanding problem would provide relief to thedstarea and surrounding
communities.

* Azalea/Riverside Intersection — The “River Shaker” and “Low Build” alternatives
that were identified for the Azalea/Riverside isgtion in the Transportation Master
Planwere analyzed as a part of this LCI study. To mtukde options, existing turni
movement counts were taken at the intersectiorul®esf the analysis indicate
that the “River Shaker” alternative — a modifiedmdabout with through lanes for
north and southbound traffic — would not operatmjadtely during the AM and PM
peak hours due to the failing operation of the stdeets and a backup of at least half a
mile in the eastbound and westbound directionss backup would be created
because the left-turning side street vehicles wolddk right-turning side street
vehicles from entering the intersection. The “Louil&’ alternative, which is simply
the addition of a northbound left turn lane, algibed during the AM peak hour.

* Azalea/Riverside Grade separated crossing — Based on a preliminary analysis of
existing conditions at the intersection of Azal&iVerside Drive, a grade separated
crossing is an alternative that can provide actépiavels of service for all
approaches at this intersection. Also, in futureades, if proposals for additional ri
crossings are not advanced and commuter trafficsadhe Chattahoochee continues
to grow, the turnabout solution will no longer loeegquate to accommodate traffic
during peak hours. Under those circumstances gragaration at the intersection n
be the best solution. However, because this aligenaould be very costly, much
more so than the turnabout solution, and couldmiiatéy draw more regional traffic
to the area, grade separation may not be feadikiesaime.
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Regional River crossing study — It is recommended that a regional
approach be undertaken to determine the numbeddifianal river
crossings that are needed based on current ane fd&mand and
where these crossings should be located. A resoluld this
outstanding problem would provide relief to the dgtuarea and
surrounding communities.

Bridge Reconstruction on Riverside Drive ~ — The two-lane bridge on
Riverside Drive, located just east of South AtleBiieet, has an existing
sufficiency rating below 50 and is currently thevést rated bridge in
the city. According to safety guidelines this tydeating qualifies the
bridge for repair or replacement. This bridge stidad replaced whether
or not improvements are made to the Azalea / RileBrive intersection.
However, it is recommended that replacement obtitge be included
in the implementation of any intersectialternative. Any additional
lanes needed to accommodate turning movements alignchent with
Azalea — should be provided at this time.



* Roundabouts - It is recommended
that roundabouts be installed at
two points on South Atlanta Street:
Warm Springs Circle and King
Street / Chattahoochee Street. The
roundabouts are not only safe,
efficient and less costly than a typical
traffic signal, but will act as a gateway
into the area.

Based on existing volumes at these 7

locations plus the addition of future Eeﬁﬁ?ogkzﬁegdﬁgé’i&?
trips generated by proposed new

development, it was determined

that both roundabouts will need two

lanes to accommodate projected

volumes. Without the proposed 4-lane

cross-section discussed below, the

roundabouts will likely experience

significant backup, preventing

them from functioning adequately.

The proposed Warm Springs or

Allenbrook roundaboutlwﬂl be a four- Figure 5.3: Proposed
legged roundabout, with a irth leg Barrington Roundabout

The proposed King Street / Chattahoochee StreBaomgton roundabout will be a
five-legged roundabout connecting five existingn®i

Note: After extensive discussions with GDOT regarding teasibility of installing 2
lane roundabouts at the above referenced locatiarls,recommended locations have
been deleted from consideration.

* Atlanta street cross-section between Riverside Driv. e and Marietta Highway—
The existing three-lane cross-section on Soutm#tiStreet, from Marietta Highway
to Riverside Drive, currently operates with a reitde lane configuration. During
the AM peak hour the southbound movement has tnesland the northbound
movement one lane. The reverse is true duringhedak hour; the northbound
movement is given two lanes and the southbound mertone lane. The reversible
lanes have been identified as a safety issue byélagsidents, City Council and
GDOT and all would like to see them eliminated.

Based on peak hour volumes, two southbound thrdagds must be
present to accommodate the AM peak hour and twthbound through lanes
must be present to accommodate the PM peak Hoerefore, it is recommended
that a four-lane cross-section be bulitfour-lane cross-section would not increase the
peak hour capacity of the roadway; South Atlantaedtis already operating with
two lanes in the peak direction under the reveedidnhe configuration. Instead, a
four-lane cross-section would safely accommodateréthicles that are already
operating on the roadway.
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In the past, attempts to widen South Atlanta Stwee not well received. Such
proposals included widening the roadway to fouetawith a 20-foot median,
which would have created a highway through thetlué@ine Roswell historic
district. For this study a context sensitive desigproach was used to
formulate the four-lane cross-section. Specificatintext sensitive design, as stated
by GDOT, is a process used “to develop a fadiiity is harmonious with the
community, and preserves aesthetics, history andrikironmental resources,
while integratinghese innovative approaches with traditional trariapon goals fc
safety and performance.” This corridor has mantaimts including topography,
historic resources and its adjacent location to Ni@Berty that must be
considered. Below are examples of four-lane crestioms designed to address the
specific needs of South Atlanta Street.

* South Segment: Riverside to Allenbrook
For the portion of South Atlanta Street betweer@brook Roundabout and
Azalea / Riverside Drive the following alternativa@® suggested. Further study
of these alternatives is recommended to determénirtpact of allowing left-
turns along this portion of South Atlanta Street.

> Alternative 1: A four-lane, cross-section with a 4-foot mediar tinauld
prohibit left-turning movements at all locationgcept the first driveway
north of the Azalea/Riverside intersection whialveg a large apartment
complex. Left-turning vehicles would instead bedied to make u-turns at
the proposed roundabouts, which are described biel@aldition, this cross-
section would provide a sidewalk to the west, dirngé path to the east on
National Park Service property (this path woulaffget, but still visible from
the roadway), and breaks in the median for ped@sticrossing to bus
stops or the multi-use path.

Figure 5.4: Possible cross -section for Atlanta Street between Azalea /
Riverside Drive and the Allen brook Roundabout (Alt  ernative 1)
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Figure 5.5: Possible cross -section for Atlanta Street between Azalea /
Riverside Drive and the Allenbrook Roundabout (Alte rnative 2)

> Alternative 2: A four-lane cross-section without a median. Thisssr
section would provide a sidewalk to the west, dimgk path to the east on
NPS property, and crosswalks in appropriate pkactegilitate pedestrian
crossings to bus stops or the multi-use path.

* Northern Segment: Allenbrook to King
For the portion of South Atlanta Street betweerlanbrook and Barrington
Roundaboults the following alternatives are sugdeBtather study of these
alternatives is recommended to determine traffitf@adestrian impacts related
to left-turning movements along South Atlanta Stree

> Alternative 1: A four-lane cross-section with a 4-foot median thatld
prohibit left-turning movements at all locationgft-turning vehicles would

instead be directed to make u-turns at the propasetiabouts. In addition,
this cross-section would include sidewalks on tsittes of the road and

breaks in the median for pedestrian crossings.

Figure 5.6: Possible cross -section for Atlanta Street between
the Allenbrook and Barrington Roundabouts (Alternat ive 1)
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Figure 5.7: Possible cross -section for Atlanta Street between
the Allenbrook and  Barrington Roundabouts (Alternative 2)

> Alternative 2: A four-lane cross section with@utnedian. This crosectiol
would include sidewalks on both sides of the raadl gedestrian refuges
landings at crosswalks. The refuges would be ldcide convenience

well as safety, and would esurage pedestrians to cross only at i
locations.

For the remainder of Atlanta Street, from the Bagton Roundabout to Canton

Street, it is recommended that shoulder improvesieatmade to the existing
four-lane cross-section.

The current reversible lane configuration of thie¢Hane cross-section of Atlanta
Street provides two-lane traffic capacity for biba morning and the afternoon

commuter peaks. Although it is not recommendedédety reasons, the three-
lane configuration could be improved.

> Alternative 1: One Up/Two Down with Flush Median. As noted eayliee
Transportation Master Plan proposed keeping tieedane configuration with
one lane northbound, a flush median combined wmirinittent landscape

Figure 5.8: Transportation Master Plan (Alternative 1)
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medians to be available for northbound left tuamg] two lanes southbound,
along with sidewalks on either side. Because avllanes would not be
available northbound, this alternative actually @anstrain capacity slightly
compared to current conditions. Modeling by St8ratrts indicated that this
configuration would not be able to accommodatdirgiafternoon peak area
volumes and would create additional congestioadbfition, like the four-lane
cross-sections shown above, this alternative wegjdire acquisition of new
right of way.

Figure 5.9: Transportation Master Plan - One up/t  wo down with flush median proposal

> Alternative 2:  Continuation of Reversible Lanes. If the reversthtee-lane
cross-section is to be retained, significant imprognts to signage and to the
lighting system should be made in order to enhaadety. At the two ends
of the reversible lane section plus at any placerg/people may be making
turns onto Atlanta Street from driveways or crdssess, signs warning of the
reversible lanes and the times that the lanessatehed from one direction to
another should be installed. Bigger and more \édilinging lights should be
installed above the road. In addition, the proptmah meandering sidewalk
on the park side of the street could be pursuedseralks to bus stops
implemented, and conditions around bus stops ingatov

- Oak Street Intersection Improvements  — In accordance with the Transportation
Master Plan, a southbound left-turn lane shoulddnsidered on Atlanta Street at the
intersection of Oak Street.

- Oxbo Drive Right-In / Right-Out Only  — In accordance with the Transportation
Master Plan, a southbound left-turn lane shoulcdosidered on Atlanta Street at the
intersection of Oxbo Street or the option of aficadignal.
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Combined with a proposed
extension of EIm Street to Oxbo
Road, which would create a
new road connection from the
Mill Village all the way to Oak
Street, this new configuration
would provide a north-south
alternative to Atlanta Street for
some local trips, but would also
bring more traffic to the east
side of the historic cemetery.
Careful, context-sensitive design
will be needed to accommodate
these new traffic patterns.

Figure 5.10: Oxbo Road Proposal - Oxbo Road
would be “right-in, right-out.” Left turns would be
accommodated at Oak Street.

Extend Mimosa Boulevard to Webb Street.

Extend Elm Street to Oxbo Road.

Provide a new road connection between Ellis SaadtForrest Street.
Connect Jones Drive to Warms Springs Circle.

Provide public access from Azalea Drive to the Riiev area.

V V. V VYV

Pedestrian Facilities

The study area features many destinations thabadticive to pedestrian activity.
However, there are gaps and deficiencies in thessiltk system that compromises the
continuity of the network and the pedestrian exgae. The following pedestrian
policies and projects are recommended to enhamtesi=n mobility in the study area.

Require all new development to be pedestrian-aztbnt

Ensure that all sidewalks and ramps are complidhttive requirements of the
Americans with Disabilities Act (ADA).

Ensure that there is an adequate buffer and raisddbetween pedestrian and
vehicular areas.

Require access management with all new development.

Provide pedestrian countdown signals at all sigedlintersections.

Look for opportunities to provide pedestrian conivily between subdivisions in
the Riverview area.
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Figure 5.11: Pedestrian Improvements
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- Construct all sidewalks along Atlanta Street ansurrounding destination areas using a
consistent design, similar to the brick pavers wednd City Hall, to “brand” those parts of the
study area that attract visitors and to provid@eeranified appearance.

Improve sidewalks and streetscape along AtlantetStks stated in the cross-section description for
Atlanta Street, from Azalea / Riverside Drive torldtia Highway, sidewalks should be improved
and/or added to this section of roadway. Furtheznsidewalk improvements should extend north of
Marietta Highway to include the remainder of Atkai@treet.

- Construct and/or improve sidewalks on side sttegisovide connectivity between various
destinations in the study area, particularly inrtbegheast section of the study area.

Extend the planned Oak Street multi-purpose patbsacAtlanta Street to Mimosa Boulevard
Through the existing parking lots.

Provide pedestrian crossings at appropriate logsiio the proposed Allenbrook village street
network and along Atlanta Street.

- Work with the National Park Service to create amieaing multi-use trail along the east side
of Atlanta Street that is offset, but still visibfeom the roadway.

Enhance the pedestrian environment in and arowndadlwn Square by
implementing a variety of the following traffic caing techniques:

Raised crosswalks

Pedestrian-scale street lighting

Curb bulb-outs

Pedestrian countdown signals

Longer walking phase at signals

Textured pavement

Pedestrian crosswalk with in-pavement islandset th
Marietta Highway/South Atlanta Street intersection
Signalized right turns in the off-peak periods

V VV VV VYV

\

Implementing a range of traffic calming strategies,

such as textured pavement, countdown signals, and i n-
pavement lighting, will make the  Town Square safer and

more welcoming for pedestrians.
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. R Bike facilities help

Although elevation changes are a challenge, an easier way
the character of the study area is conducive to get around.
to accomplishing many trips by bicycle.

The following policies and projects will aid

in advancing these types of trips in and

around the study area.

- Where possible, on-street bike lanes should besimguhted concurrently with future
roadway improvements and include “shared lane”wagdmarkings.

- Encourage businesses to provide bicycle parking.

- Work with the National Park Service (NPS) to coastk efforts to connect trails and
parks in the study area.

Look for opportunities to provide bicycle conneitiibetween subdivisions in the
Riverview area.

- Work with the NPS to create a multi-use trail altimgeast side of Atlanta Street that
is offset, but still visible, from the roadway
Implement on-street bike routes along Atlanta $ted Mimosa Street that include
appropriate signage and pavement markings, buh dedicated lane due to limited
right-of-way.

Figure 5.12: Town Square Pedestrian Improvements
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Explore on-street bike routes that include residéntreets.

Install bicycle racks in commercial and recreatianeas. A suggested means of
implementation is to start a program that allovesdbnation of new bicycle racks in
exchange for a dedication plaque that is attachélaet rack.

Transit
The stops along MARTA Route 85 on Atlanta Streait famenities for bus riders. The

following policies and projects are recommendddhjfwove rider conditions and
increase general ridership.

Encourage transit oriented development.

Evaluate the feasibility of a shuttle service (smwed by the Chamber of Commerce
or a newly created organization) that operatesmiitte study area. This type of amenity
would need to be heavily subsidized and would yikglerate only on weekends or
during special events rather than on a daily basis.

Install benches and bus shelters with
schedules and maps

Install trash receptacles at each stop.

Clean and maintain bus sops and shelters
regularly.

Provide sidewalks and safer street crossings
at bus stops.

Sidewalk connections, benches, bus
shelters, route maps and schedules
would help improve conditions for
transit users.
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Land Use Plan

he plan for this Corridor divides the study area
into series of activity centers or sub districegte
with a distinct identity and a focus area. To ovene

, the fragmentation that is so
Figure 6.1: Land Use Conceptual Plan

pervasive today in the Corridor, the sub
districts must be connected by a
robust public realm of walkable
streets, pedestrian paths and public
spaces. Redevelopment and new
development in the sub districts
also must include a mixture of
retail, office and residential uses.

Retail and commercial
activities should not be
spread in suburban-style

strip development along the

entire Corridor but focused
in each of the sub districts.

Housing

It is especially important to attract a criticalse@f more residents to the Corridor, because
their presence will provide a foundation for newgue and neighborhood-oriented retail and
service businesses that can also attract visittres location and type of housing
appropriate to this Corridor is conditioned by¢benplex topography, historic character, limits
on circulation, and very congested commuter trafiinditions. The units proposed in this plan
include cottages, townhouses, three- to four-staxed-use developments and
apartment/condo buildings.
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From its founding, this part of Roswell has prodidevariety of housing types, from mill
worker housing to the mansion of Roswell King's dBarrington. While Roswell has
become one of the most affluent communities in omdlitan Atlanta, this part of
the city has continued to offer housing that is enaffordable, including 104 units
owned by the Roswell Housing Authority and occuprebtly by senior citizens. The
conceptual redevelopment plans presented heredmelyproposed Arts Village in the
Oak Street area (which includes the Housing Authtaind) and cottage redevelopment
(Myrtle Cottages) east of the Civic Center. Bottheke areas are envisioned as providing
moderately-priced workforce housing, with a balaoteental and for-sale units.

Plan for workforce and affordable housing in the Ar ts village and Myrtle

cottages
The Arts Village is conceived as an artist-friendéighborhood, with studios, live-
work spaces, and moderately-priced rental anddlerepartments and townhouses.
Most artists cannot afford expensive housing okplaces, and any serious effort to
attract artists must take this into account. Bez#us Arts Village is adjacent to the
Civic Center, it could also be attractive to somanitipal or courthouse workers.

The Housing Authority owns parcels in the southterastorner of the Arts Village/
Oak Street sub district and is considering plansottsolidate its elderly units in one
building and create a mixed-income precinct on sofnts property.

The Myrtle Cottages area now contains older remgberties of one to a handful of
units that function as workforce housing. The redtgyment proposal for this area is
to create clusters of small single-family cottages

Consider a housing program for municipal workers ta rgeted to corridor

sub districts and for artists in the Arts village
As one way to contribute to less commuter traffie, City could establish a program
to assist employees buying housing in the subidssiwvithin walking distance of the
Civic Center. Employer-assisted housing programpidily help with downpayments
and closing costs and are made available to woskéng lower end of the pay
spectrum. A similar program could be created tp imtome-eligible artists locate
in the proposed Arts Village. Artist housing pragsaand criteria for eligibility have
been developed in a number of cities and could ddified to suit Roswell. Roswell
is a member of a housing consortium with Fulton @guhat can give it access
to federal HOME funds that may be usable for thpeegrams. Local banks could
also be approached to form low-interest revolarag lfunds as a way to meet their
responsibilities under the Community Reinvestmectt A
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To illustrate the potential for redevelopment arizhn design principles for the study
area, conceptual plans were developed for twoistiicts. These areas, the Arts
Village and Allenbrook Village, received lessenorattention in previous planning
initiatives, such as the Town Square Charrette.

« Arts Village Concept
The success of Canton Street and the Alive Aftee Brogram have already begun
to spill over into the Oak Street district with #ueival of galleries and restaurants at
the Shops of SoCa. The City is planning streetscapmvements to Oak Street.
However, there is insufficient critical mass ofaikactivity and residences. Although
Oak Street is objectively within easy walking dista.of Canton Street, the inhospitable
pedestrian environment of Atlanta Street is a det¢iand the buildings on Atlanta
Street at the Hill Street and Oak Street intereasti-the gateways to the Oak Street
district—do not send a message that this is anastiag destination for visitors.

The Arts Village concept is intended to createvamgighborhood with a cultural identity
that is distinct from, yet linked to the Historiovell theme of Canton Street and the
historic core. It would be a neighborhood with wogkartists as well as others seeking
a lively, affordable place to live. The Arts Villagrea has only one small historic building
located across from the police station and mosteobuildings are low-value light
industrial spaces that are ripe for redevelopn@hdracteristics of the new neighborhood
would include:

> Redevelopment of properties on the east side ahtlStreet as mixed-use and
multifamily buildings to create a pedestrian frigrgtreet experience, significant
gateway buildings and public spaces for the Arilaye.

> Redevelopment of parking lots on the west sidetlainéa Street to contain parking
garages lined with active uses facing the strdets& uses could be institutional
and linked to the missions of the church or thedtulCounty School
District, which owns the Mimosa Boulevard buildiakthe rear of the parking lots.
An art school might be one possible use that weaitdorce the Arts Village concept.
The garages would serve the parking needs of@iffeisers — churchgoers, visitors
and shoppers — at different times of the day anekwe

> Adaptive reuse of larger existing buildings foraaffable artists’ studio space.

> Creation of a cluster of artists’ live-work buildigm on Oak Street mid-way
between Atlanta Street and the park.

> A residential neighborhood of townhouses, apartsiant cottages, including
mix-income development, east of Forrest Street.

The following pages show a conceptual plan of fietelevelopment in the Arts Village,

the proposed amount of non-residential space tendumber and type of housing
units. This is not a development plan and is irgdrahly to illustrate one way that the
concepts underlying the Arts Village district cobkeldesigned. The market support for
this redevelopment program is discussed in Chaptéithis report.
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Figure 6.2: Arts Village Conceptual Plan

TOTAL LAND AREA: 28.5 acres
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WORKI/LIVE: 25x50-1,250 SF/unit (footprint)
TOWNHOME: 25x40—1,000 SF/unit (footprint)
APARTMENT/CONDO: 1,200 SF/unit

PARKING RATIO

3 spaces/1,000 SF (retail & office)

1.5 spaces/unit (multifamily residential)

3 spaces/1,000 SF (adaptive reuse/studio)
3 spaces/1,000 SF (institutional uses)

RETAIL: C-1, i-1, HPOD
ADAPTIVE REUSE/STUDIO: |-1
WORKI/LIVE: I-1, R-4

MUSEUM/INSTITUTIONAL: C-1, HPOD
TOWNHOUSE: I-1, R-3, O-P R-4, HPOD
MULTIFAMILY (APARTMENT/CONDO): O-P

COTTAGE: R-2, O-P



« Allenbrook Village
Allenbrook Village is envisioned as a hew actigignter along Atlanta Street between
Warm Springs Drive and King Street. A mixed-useghbbrhood center with a
village green would be the focus and new residedistricts would help support
the neighborhood center. The Allenbrook Villageteewould include mixed-use
buildings with residential units on upper floorglageally, a small grocery or a
gourmet deli. The neighborhood center would betémtaff the northbound lanes of
Atlanta Street so that commuters could also prosdaee of the market support for
businesses in the village center.

Like the Arts Village, it is important to createttical mass of surrounding residential
units to help support the village center with pédls-friendly routes to the center, so
that residents can walk rather than drive. RessdamtHeritage Trail now report that
they are scared to cross Atlanta Street becausgeefding traffic. The two
roundabouts are intended to slow traffic on Atlanta Streettipalarly the
southernmost roundabout, which will function agyaal to drivers traveling
northbound on Atlanta Street that they are nowrigi@ more “main street” rather
than highway environment. Improved sidewalks, manedestrian crossings,
signage, and other pedestrian amenities will a¢sndeded. The pedestrian
environment should be monitored over time andaéssary, a pedestrian-activated signal
should be installed.

Housing development proposed for this area inclaoahouses, multifamily
buildings which could be condominiums or rentall aome single-family houses.
A new street network provides alternative circalatio Atlanta Street. The strip
development along Atlanta Street is proposed fitevelopment as multifamily
buildings that create a street edge for Atlant@&tm contrast to the current
parking lots. An extension of Pine Street is coteteto Atlanta Street only by a
pedestrian pathway in order to avoid cut-throuaffidrinto the Chattahoochee Street
neighborhood. Other characteristics of the Alleakidillage conceptual plan include:

> A village green in the village center to serve ag@hborhood gathering place

> Modest building heights to preserve views to thegmand east of Atlanta Street

> A pedestrian path to connect with the National Batton Area

> Opportunities for public art at the roundaboutamounce the village and the gateway to
historic Roswell.

The following pages show a conceptual plan of gi@ketevelopment in the Allenbrook
Village, the proposed amount of non-residentiatepand the number and type of
housing units. This is not a development plan aridtended only to illustrate one way
that the concepts underlying the Allenbrook Villagrict could be designed. The market
support for this redevelopment program is discussé&hapter 7 of this report.

*No longer under consideration.
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Figure 6.3: Allenbrook village Conceptual Plan

TOTALLANDAREA: 17.9 acres SINGLE FAMILY: 1,800—2,800 SF/Ur“t
TownHOME: 25X%40—1,000 SF/unit (footprint)
APARTMENT/CONDO : 1,200 SF/unit

PARKING RATIO
3 spaces/1,000 sF (retail & office)
1.5 spaces/unit (multifamily residential)

GROCER’: C-2, HPOD

HIGH QUALITY RESTUARANT: C-2, HPOD

reTaL: C-1, R-5, HPOD

GREEN sPACE: C-2, HPOD

MULTIFAMILY (APARTMENT/CONDO): C-2, C-3, R-5, HPOD
TownHoMmE: C-2, C-3, HPOD

DETACHED SINGLEFAmILY: C-1, R-5, HPOD
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Land Use Policy and Regulatory Changes

The current land use and design review regulatitorgy the Atlanta Street corridor are
intended to balance preservation of the arearigigtharacter and quality of life with
promotion of economic development, redevelopmepbdpnities, and reasonable
exercise of property rights. In practice, howeaspects of current land use policies and
regulations function as barriers both to the aari@nt of these general goals and to
successful implementation of this LCI Corridor Rlan

This plan is compatible with a number of generabmamendations found in
Roswell’'s 2025 Comprehensive Plan and the 2007 tépdaluding:

Roswell's redevelopment should build on

its sense of place.

Break up continuous strip development

with pulses/nodes.

Some retail should be converted to

office.

Some retail should be converted to

residential.

Provide for greater innovation in the

design and construction of alternative

housing types, such as duplexes, triplexes,

quadraplexes, flexible houses, and zero

lot line housing.

Allow multiple-family dwelling units

and other dwellings to be mixed within the

same building or on the same site as

commercial uses within designated

“activity centers.”

Encourage mixed-income housing,

where appropriate.

Prepare design guidelines for three

character areas in the Local Historic The 2005 Comprehensive Plan

District: Mimosa Boulevard, Mill Village ~ Future Land Use Map shows red
commercial land uses along most of

and Canton Street. Atlanta Street

Create a gateway master plan.

Work on an affordable housing study.

However, implementation of this Corridor Plan wéfuire adjustment of some
aspects of the Comprehensive Plan:

Despite the Comprehensive Plan’s call for breakipgontinuous strip
development, the Future Land use Map shows contincommercial zoning along
Atlanta Street north of Warm Springs Drive. Thergiar Plan’s program of a series
of village activity areas will require more refingdning.

Selective and targeted higher residential densitiesrtain parts of the corridor,
along with design guidelines, are needed to regiatain nonresidential and lower-density
residential zoning districts in order to achievtage character in the activity centers.

Refocusing of the historic preservation mission egfthement of the historic
preservation design review process is needed togieonew vitality in the study area.
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- Make zoning changes
Starting at the civic center and proceeding sduttugh the study area, the

recommended base and overlay district zoning clseengeas follows:

> Arts village

West of Forrest Street:

Arts Village Center mixed-use zone to replace tiveenit commercial and
industrial zones, including provision for live-waspgaces and a range of
housing unit types maximum 3 stories.

East of Forrest Street:

Arts Village residential zone, providing for townls®s, condominiums and
apartments at a maximum of 3 stories. Higher deasihd more stories, if
subsidized housing is included, by special permit.

Arts Village Design Overlay District providing s design guidelines for

arts-oriented design character at a scale conmgaifithl the overall corridor.

> Myrtle cottages

Myrtle Cottages Overlay District permitting cottagjaster development at

up to 5 units per acre (greater residential detisétly the current, underlying R-

2 district), with specific site desigh and unitigagyuidelines to preserve single

family character, modest scale, site design withraon elements, building

design variety, and affordability.
> Allenbrook village

- Allenbrook Village Center: mixed-use zone betweesriSprings and
Bannister Drive on both sides of Atlanta Streed, amixed-use area in the
present Clocktower Place and across the street.

- Allenbrook Neighborhood: residential zoning; maximof four stories.

- Allenbrook Design Overlay District providing spéciflesign guidelines for
appropriate scale, site placement, landscaping, pieservation, and building
design suitable for the gateway to the historitridis

> Riverview

Riverview Overlay District and TAD that permits rtexsplanned development

with a restaurant and other accessory mixed-ussagevent. The number of units

should be approximately the same as the existingoeu of units in this area.

Design guidelines should include requirements fflesgrvation of the wooded

character of the site, building and landscape degigdelines, and access from

Azalea Drive.

Refocus and refine historic preservation efforts

The key Comprehensive Plan policy that underliesttttanta Street Corridor Plan
Is that “Roswell’s redevelopment should build arsénse of place.” The principal
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mechanism that the City has been using to implethénpolicy in the study area
is historic preservation, principally through thestdric Roswell Zoning District,
the Historic Properties Overlay District (the lolmitoric district) and related design
review requirements.

As noted earlier in the Existing Conditions sectmiNational Register of Historic
Places District covers the historic core of Rosamdl includes two individually-listed
structures, Barrington Hall and Bulloch Hall. A Kisc Roswell Zoning District
covers both sides of Mimosa Boulevard, the Bricksworker housing, Allenbrook,
the Heritage Drive area, and a few properties wfdderitage Drive on Chattahoochee
Street. A Historic Properties Map was adopted eyMayor and Council in 1988 and
revised in 2003, and a local historic district wesated in the 1990s, implemented
by approval of a Historic Properties Overlay Digt(HPOD) stretching on both
sides of Atlanta and Alpharetta Streets from thatt@@hoochee River to Woodstock Street
(including Canton Street and the southern end phadetta Street, which is outs|
the LCI study area).

The Historic Preservation Commission (HPC) hasgieseview authority over
changes to historic buildings, non-historic buitgindemolitions and new buildings
proposed within the district using a set of guitksi adopted in 1997. Unlike most
communities, Roswell’s local historic districtisde times larger than its National
Register District. Typically, a local historic dist is smaller and contains the greatest
concentration of place-defining historic structuBssed on a survey by professional
architectural historians, the Historic Propertiegavhcludes ten small residential
structures along Atlanta Street south of Barringditiaii that are designated as historic
and two that are designated as “historic obscureteiv of these buildings date from
the 1890s, but the majority are of much later \gatand, as mentioned earlier, have
been significantly altered, so that they are noteasful in transmitting a sense of
historic character. They account for a limited amaii the street frontage on Atlanta
Street south of King Street and are surroundediyrtmgundistinguished strip-style
development.

The purpose behind preservation of these buildiagsbeen to attempt to conserve
an older sense of scale along Atlanta Street asra raral road lined by small
houses. However, that scale and rural characteodes so eroded by commercial
and other buildings with highway-style parking liotfront, that the effect of historic
preservation review has tended to reinforce thed&consistent character in the
area between King Street and Warm Springs Driveéfuarction as a barrier to
redevelopment. The 1997 Historic District Designd@lines provide only generic
approaches to this area and approve parking in @folouildings.
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Historic inventory sheets for the small properties on the Historic
Properties Map south of Barrington Hall show that t hese structures
have very significant alterations.

* Revise the Local Historic District, Historic Prop erties Map, and HPOD design
review
The underlying purpose of having an historic disis to manage change, to prevent the
careless loss of a community’s defining historitdings and landscapes, and in many
cases, to signal a desirable place to live and viRokwell has a strong desire to retain
its historic identity, but retaining distinctiveanacter is not a static process.
Reinvestment is needed and markets need to wprkvdte investment is to keep the
historic core of Roswell vital. Hearing of histoRoswell, one would expect to arrive in
a cared for place — and a number of houses ingtiethre clearly well maintained.
However, areas around the Town Square and aloagtAtStreet, as well as the older
neighborhoods around Oak Street, are clearly id péeshabilitation and
reinvestment. Some buildings appear to be advatmvayds “demolition by neglect.”
The current shabby appearance of some propedias Atlanta Street, in a strong market,
is a sign that developers, faced with the unceiesiof design review and an unknown
timeframe for obtaining permission to proceed,cmeosing to invest elsewhere,
leaving Roswell with growing numbers of poorly ntained older buildings and
declining vitality in the historic core, especialtythe areas south of the Town Square.

At present, any proposed redevelopment is subjéztsrtutiny almost solely through the
lens of the Historic Preservation Commission, whicttike many local historic
commissions, can control paint colors and refuseatiion, even if no adaptive reuse
can be found. In the absence of other methodsidinguredevelopment, the HPC
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acts as the de facto planning commission. The Zi?bprehensive Plan suggests
that the local historic district be expanded, thotlgere are indications that additional
property owners are generally not interested ingp@icluded. In considering
preservation, the City must balance multiple agendaluding fiscal health, in
approaching redevelopment or expansion of the tistaric district. This LCI plan
does not recommend further expansion of the histlistrict, but instead a renewed
focus on the core historic assets of the commuamityexpanded efforts to tell the
story of historic Roswell. Proposed changes include

>Revise the Historic Properties Map to reflect et that most of the small
properties south of Barrington Hall currently desited as historic are
fundamentally altered, do not contribute to histoharacter, and prevent
redevelopment that could create a much more sdatgateway to Roswell’'s
historic core.

« Balance regulation with education: Tell
the story of Roswell better
The historic preservation mission must go
beyond retaining the historic integrity of
important structures. It is fundamentally
about transmitting the story of community
heritage and identity and it depends on an
awareness and appreciation of the story told
by the historic buildings and landscapes
in the community. Despite historic district
regulation, Roswell’s story is not easy to
understand or even see — for either visitors
or residents. The three mansion museums
cannot be seen from any of the major roads.
There is almost no signage — not even a
Roswell Historic District sign — that clearly
tells motorists on Atlanta Street that they
are entering an historic area. Pedestrians
are also left to their own devices in trying
to follow historic walking routes toute Interpretive signs should be installed
in brochures on poor sidewalks. Traffic ~Where people walk to help them

i di Atlanta St t understand the hidden as well as the
congestion or speeding on ania otree visible historic resources.
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makes walking unsafe and unpleasant. The contréwsthe successful part of the
historic district — Canton Street — could not beenastructive.

A Roswell Heritage Trail linked to walking toursdaavents would help bring
Roswell’s history to life. Wayside panels with gtitext and illustrations depicting the
key stories of Roswell's heritage will make histpeyt of the community for everybody
and create a wider constituency for historic preg@m. What is envisioned is more
than the traditional historic plague or roadsidmsiA nearby example can be found
in the Martin Luther King Historic District alonguburn Avenue in Atlanta, where
panels convey the rich history of Sweet Auburnresstrolls along special pavement.
The proposed village activity centers would lerehtiselves to such a place-making
interpretive system.

Directional signage to the location of parking, éeample, is essential. Many historic
districts (Philadelphia, Charleston and othersgheaslized the advantages of ease of
wayfinding for those unfamiliar with the area, sashvisitors. High quality, simple
contemporary sign design enables motorists andspreéaes to navigate and find
parking or popular destinations. Roswell shouldads@nage that attempts to evoke
“historic,” for it never really works as well asrgile san serif type on a well proportioned
and placed sign. Moreover, sighage — both forpnégation and wayfinding — should
be designed and installed as a system, not juahdem objects. Interpretive signage
should be placed in locations where there is padedtaffic. For instance, an
interpretive panel with historic and contemporamages of Barrington Hall could be
placed on the sidewalk on the east side of AtlStreet just north of Marietta Highway.
Since one cannot see Barrington Hall, which isiwighfew hundred feet, a well
designed and informative interpretive panel couldoeirage exploration.

Urban Design Recommendations

Roswell has design guidelines for a number of argée city, including the Historic
Properties Overlay District (HPOD), as discussaxvabln addition to the issues related
to the HPOD, urban design principles and guidelgpeific to the different sub-
districts of the Atlanta Corridor are provided here

First, the ten design guidelines adopted by thg Giuncil in 2000 to extend to the
entire city provide a general framework for theahtia Street Corridor area:

1. Shield parked vehicles from view (use a tall hemlg#t least partial screening via an
earthen berm).

2. Shield parking surfaces from view (vary the eleratf the parking surface in relation
to the street).

3. Use planter strips between the sidewalk and stoesafe sidewalks.

4. Screen large flat wall areas.

5. Monument style, ground signs are preferred.

6. Install plantings along street rights-of-way.

7.Vary fagcade wall planes to create patterns, sha@mdssisual interest.

8. Use pedestrian-scale lighting and cut-off luminafer parking lot lighting.
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9. Vary building rooflines and provide connectionsvietn neighboring buildings.
10.Bury or conceal utility lines.

Connectivity
Design streets for all users.
Design for human scale and comfort.
- Consider pedestrian-only linkages.
Manage traffic appropriately for different timesday.
Provide a sufficient number of safe pedestriansongs with high-visibility crosswalks.
Reduce the number of driveways/curb cuts.
Provide shelters and benches at bus stops.
Provide pedestrian-friendly anchors and activitytees, including open space.
Provide a mixture of uses.

Buildings
Building entrances should be oriented to the street

- Ground floor nonresidential uses should have gleafows to provide transparency (at
least 40%) and provide articulation and detailgrtwide interest at the human scale.

- Corners should be emphasized with buildings, igieaith taller elements such as
towers, turrets and bays, or with open spacesnbhtde public art, fountains,
or other attractions. Parking lots, loading areaservice areas should not be located at
corners.

- Variations in height and architectural elementdsag parapets, cornices and
other details should be used to create intereatnagvaried rooflines and to clearly
express the tops of buildings.

Drive-through turnaround and vehicle drop-off faek should be avoided
because they create obstacles and safety issaeattouous pedestrian ways.

- Awnings and canopies are encouraged to provideesteid enliven ground floor
facades.

Driveway turnaround and vehicle drop-off facilitigsould be avoided because
they create obstacles and safety issues to consnpedestrian ways.

Loading docks should be located to the rear, om slickets, in service alleys, or
inside the building envelope and away from residéateas.

Blank walls should be avoided along all streets pedestrian walkways.

Mixed-use or commercial blocks

Major entrances should be located on public streeis at or near corners
wherever possible. Entrances should relate weglkttestrian crosswalks and
pathways.

Blocks with commercial uses should have a condisteaet edge.

- Commercial uses in general should be built to itlevgalk edge or with small
setbacks of 5 to 15 feet for cafes, benches orlsipah spaces. Larger setbacks
may be suitable to create pldiee spaces that accommodate street furnituregt
trees or wider sidewalks.
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- Street-level fagades should include active
uses, such as residential entrances; shops,
restaurants, and cafés; services for the
public or for commercial offices, such
as fitness centers or daycare centers;
community spaces, such as exhibition or
meeting space; art exhibition space/display
windows; commercial lobbies and front
doors.

- Ground floor frontage should generally
permeable and visually articulated as several

smaller masses. A mixed -use building, with r etail below and
. Ground floor uses should be active housing above, holds the corner with a
and rounded fagade in Greenville, SC.

transparent, with 50% to 75% glass.

- Where there are residential uses over retall,
separate stredevel lobbies for residenti
entrances should be created.

- Office uses should be discouraged from occupyirgrestve ground-floor frontage.

Residential design guidelines
Residential streets should have a consistent
street edge, with small setbacks of 5 to 15 feet
for stoops, porches, and front gardens.

- For multifamily housing, multiple entrances to
the street should be provided.

- The number of windows facing public streets
should be maximized to increase safety.
Residential buildings should be designed
with individual units and front doors facing
the street, including row house units on the
lower levels of multifamily buildings. Where
residential lobbies face the street, doors should
generally be spaced no more than 75 feet apart.
Multiple windows at the ground level are
encouraged to allow “eyes on the street.”

- Courtyards and open spaces are encouraged to

provide shade for the summer and sun in the
winter.
Residential buildings should be raised above
the sidewalk at least two feet to provide a
transitional zone between the street and the
privacy of the residential building.

Parks and public spaces
Public spaces should be surrounded with usesrémtecan active environment
throughout the day and evening and increase dafgigrk users. Examples include
shops, cafés and other public uses that enlivestthet.
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Public spaces should be located to provide mulbipiiets of entry and be designed to
allow passers-by to see into the space.

Public spaces should provide many seating opptidsars well as other amenities
such as plantings, public art, fountains, lightingsh receptacles, and other elements
to welcome and encourage use.

- Activities should be programmed for public spaces.

Streetscape and wayfinding design
- Sidewalks should be wide enough to allow at least t

people to walk together. Appropriate widths depend
on the use, for example, wider sidewalks are netxed
accommodate outdoor seating or dining.

- Pedestrian lighting should use low-intensity, paies
scale light standards, and distribute light evestythat
there are no areas of intense shadows.

- Angled parking should have landscaped dividers tétis
between spaces.

Informative, modem way- - Street trees shoulsk planted 20" to 30" on center. Clc
Eirl‘l‘;'“g Cs'gnage in Green- is better, but accommodations must be made, ifssacy

for storefront signage.

- Wayfinding signage should be created as a systém wi
simple, modern design.

Parking

- Surface parking should be located to
the rear of buildings, or to the side, if
necessary.
Parking garage facades should be lined
with retail or townhouses at the street
level.
Parking lots should be designed to include
shade trees in medians that, at
maturity, will shade at least 50% of the
lot. Where possible, the design should
take into account solar orientation
during the summer.

Large parking lots should be divided into smallarking fields.
Parking lots along the street should be small endri number and be visually and
functionally separated from the sidewalk by wdéscing, and/or landscaping.

Trees shade a parking lot in Texas.

Myrtle cottages

Residentia- small-lot single-family homes with common opeacsp

Redevelopment of the residential area in the nastr@rner of the study area with
clusters of cottages provides an opportunity tsagethe existing housing stock while
retaining the atmosphere of a single-family neighbod. Their modest size at densities
similar to garden apartments allows for affordabiarket rate housing that is attractive
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to a wide range of smaller households seeking

smaller units. Cottages can provide housing

options for singles, couples, retirees, and single
parent households, as well as artists seeking
moderately-priced housing. Cottage-style housing
also has potential for mixed-income models.

Characteristics of cottage development are as

follows:

- Single family units generally not more than
1,200 square feet total and no higher than 1.5
stories.

- Generally built in clusters of 4 to 12 units.

- A small private yard for each unit.

Designed as a coherent concept with shared

functional open space, off-street parking,

external and internal site access, and

consistent landscaping.

May be separately platted or developed as

condominiums.

Designs typically include elements such as

porches, varying roof shapes, dormers, bay

windows, windows with visible trim and

mullions, trellis, chimneys, and other features,

with the requirement that the individual units

in a cottage development must be desic s o 8O R oIS 1as e o Do e
to provide variety in design, color, materials, Pars ofthe country.
details, and so on, to provide visual interest.

Arts Village

West of Forrest: Mixed use — retail, arts-orienlag-work space, remaining light
industrial activities etc.

Locate a significant mixed-use building at the At Hill intersection to give the
corner presence that enhances potential connedbo@anton Street.

Create a plaza with public art at the corner taoiifgthe Arts Village gateway.

- Encourage reuse of selected existing
masonry buildings for low-cost artists’
studio space.

- Allow a mix of uses along Oak
Street, including restaurants, galleries,
and modestly priced live-work
spaces.

Public art, especially interactive art, brings peop le
to public spaces.

URBAN DESIGN AND REGULATORY PLAN | 87



- Improve fences and landscape
screening around the water tower.

- Make the water tower a landmark for
the Arts Village by commissioning
an artist (through competition or
otherwise) to paint it.

- Create pocket parks as green spaces
with active uses that encourage
public art exhibits and neighborhood

interaction.
This gas tank in Boston is a regional

landmark because of the work of artist
Sister Corita Kent.
Landmark b

East of Frrest: Residential — townhouses and apartments

Improve the network of streets and blocks by cnegdin east-west street for two blocks
between Ellis and Myrtle Streets, connecting tanZBircle.
Connect sidewalks and the planned multi-use taihé surrounding neighborhoods.
Include a variety of residential units and buildigges.
Design units with universal accessibility
to enable residents to “age in place.”
Build in strong pedestrian and bicycle connestimanWaller Park, the Civic

Center and across Atlanta Street to Mimosa Boutkvar

Encourage redevelopment of Housing Authority laitth & mix of residential unit
types attractive to individuals and families aaage of incomes.
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Pedestrian stair-

Mill Village ways with landings
Mixed use— commercial and and lush plantings
residential with historic character can create enticing
Continue to support _ Eggf%:,';?égﬁ;f: o
redevelopment of the mill the mill and covered
village in ways that respect the bridges.
historic and natural context.
Develop character area
design guidelines as
recommended in the 2025
Comprehensive Plan.
Remove the mill village gateway structure
on Atlanta Street and replace with a signature
building incorporating public art and interpretive
signage.
Create pedestrian walkways down to the mill area.
Install sidewalks throughout the mill village. Broad landings on pedestrian

stairways can serve as pocket parks

Town square center A .
q with tables and seating

Mixed use— Commercial and residential with historic
character

Develop character area design guidelines as
recommended in the 2025 Comprehensive Plan.

Explore creating a raised sidewalk
or pedestrian pathway along the
lower, terrace level of the
Barrington Hall wall along Atlanta
Street. Design the walkway to provide
appropriate ADA accessibility.
Create a opening to Barrington Hz
at the corner of Atlanta Street and
Marietta Highway.

There is space for a walkway in the planting
area on the Barrington Hall wall

Install attractive and visible signs for Barringtdall at the southeastern
end of the site and on the Atlanta Street siddefite.
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Mimosa District

Mixed use Residential, commercial, institutional

with historic character
Retain and enhance historic character.
Develop character area design guidelines as
recommended in the 2025 Comprehensive
Plan.
Install historic interpretive signage and
mark the historic walking trail with signage.
Redevelop the multifamily property in

Multifamily buildings can be designed mansion style with multiple units.
like a mansion.to be compatible with . Extend Mimosa Boulevard to Webb Street

large historic single family homes. ) )
and implement other recommendations of
the Mimosa Boulevard study.

Allenbrook Village

Mixed use- residential, office and retail

- Create a new network of local streets.
Provide safe sidewalks and pedestrian pathways.
Preserve views as much as possible to the nortleastd

- Work with the National Park Service to provide an@ering multi-use pathway to the
Allenbrook historic site and continuing along Atlarstreet to the river to serve
the same function as a sidewalk.

Allenbrook Village Center

Support redevelopment of this area as a neighbdrbenter with places to live,
work and shop.

Emphasize getaway buildings designed to have enpragence and height to h
create an identity for the village.

Create a village green in the village center.

Define the village center with destination useshsas a small grocery or gourmet
shop and other neighborhood retail, as well ag®ffises.

Provide housing to support the village center lyeasing the number of walk-
customers.

Avoid parking in front of buildings.

Provide multi-use trail connections to parks, #neeation area and the entire district.

Allenbrook Residential Neighborhood
Redevelop strip malls with townhouse and multifgrhibusing.
Provide a variety of housing options and structyraxking if feasible.
Provide sidewalks, pedestrian and bike paths, afedcsossings at intersections.
Create pedestrian and bicycle linkages from Pineeft
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The proposed Riverview site is already some
30 feet above the roadway and river. River
views could therefore be provided with fewer
stories.

Riverview

Residential multi-family and special permit

restaurant

- Support construction of condo building;
use this development to help subsidize
improvements along Atlanta Street
through a Tax Allocation District (TAD).

- Encourage development of a riverfront
restaurant and accessory retail, capitalizing
on Roswell's river walk and generating new
energy within the study area.

- Improve pedestrian connectivity through the
addition of sidewalks and new
walking/biking paths.

- Provide public access from Azalea Drive.
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/ Market Support

CLCO analyzed future market opportunities .
prepared a demand analysis for the develop
new development proposed in tlisrridor Plar

Existing Market Conditions and Future Opportunities

FOR-SALE RESIDENTIAL
Despite overall soft market conditions in the falessegment nationally, the long-

term prospects for for-sale housing in North Fuiiad the study area are very strong.
Atlanta has not been hit as hard by the downtunitaes metros (posting 1% housing
appreciation over the last year, compared to diggi@cin many markets) and the
underlying fundamentals for housing demand in N&uhon remain strong. North
Fulton and the City of Roswell provide a high quatif life with desirable retail, access
to high paying jobs, and among the highest quplitylic schools in the region. These
factors, among others, will continue to drive dediimm a wide variety of housing types
at the full spectrum of price points. The local $ing market has taken a downturn, as
discussed in the following paragraph, and the @gavom this downturn will likely
continue for at least the next year. This need®ettaken into consideration in the
phasing of development and redevelopment plansel#awdemand over the planning
horizon should be robust.

Overall, the for-sale residential market in Ful@ounty north of Downtown Atlanta
has slowed recently, but still remains relativélgrey, particularly in the single-family
segment and as compared to other parts of the nidteopicture is similar in the
primary market area, comprised of most of Fultoar@pnorth of the Chattahoochee
River. However, annualized sales in this area,chasenarket performance in the first
half of 2007, have continued to drop since thedikga 2005. The first six months of

Figure 7.1: Volume of Market Area New Home Sales 20 05-2007 (annualized)
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Source: Smartnumbers—includes Fulton County area no rth of Chattahoochee River
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2007 saw an annualized 9% drop in the number e$ sdinew single-family homes,
with the volume at 1,116. All new sales in the reakopped over 30% year-over-year
in the first half of 2007, due largely to a drasiiop in the volume of new attached homes,
which fell to an annualized 560 sales from 9970662 Detached single-family homes
accounted for two-thirds of all new sales in Néfthton County during this time period.
Most new construction in this area is for mid- pper-income households, with an
average new home price in the first half of 200&mdroximately $432,000, an
increase of approximately 13% over 2006.

Despite the current downturn in the for-sale mangatticularly on the attached side,

future projects in the study area have an opptyttanfill a void in the market and find

success by offering buyers a unique selling prédpasiThat is, according to research

by Chris Leinberger of the Brookings InstitutionetAtlanta market is lacking supply of
housing in a walkable mixed-use format, particyar$ compared to estimated demand
in other large metropolitan areas such as Bostoshawn in Table 1. The study area has
seen a recent proliferation of

new attached housing hit the
market, and in the long term this
type of product should find great
success, especially if these products
are oriented to fill the apparent void
in the area for walkable housing

types.

Table 7.1: Demand by Housing Type

Source: Leinberger, Brookings Institution
FOR-RENT RESIDENTIAL
Although Roswell mirrors the
national average in terms of percent of owner-declipousing at about 69%, the study
area has somewhat fewer owners (60%). Market ddizaite that the apartment market
in North Fulton is strong; with an average occugasf4.5%- Rents are also increasing
in the area, with a 3.5% increase reported indséyear for North Fulton. Therefore, it
appears that the market could sustain more renits im the area, and these units
could fit nicely into new mixed-use developmenét thrget “lifestyle renters,” including
youngprofessionals and empty nesters, at various poiritee study area.

COMMERCIAL

Although the study area’s commercial structureg gegatly in size, orientation, and
tenancy, most are smaller-scale, single-use, ang@l by more local-serving tenants.
The spaces run the gamut from the historical strestsurrounding the Square and at
the Roswell Mill to strip centers in various stagéssefulness further south on Atlanta
Street. In total, it is estimated that about 500,8quare feet of commercial space
currently exists in the study area. Most of thecggs functional as either retail or office
space. In fact, the non-governmental businessteedbapy the space are distributed
approximately evenly between retail and office. &cipate that both office and retail
tenants will continue to demand space within thdystrea. Therefore, at this point it
may be useful to look at the submarket trendsHesé¢ land uses.

-Dale Henson Associates
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After a rough start to the decade, the office mdsdeoking extremely healthy in the
North Fulton are

- In the first quarter of 2004, the overall vacaratg ffor the Class A North Fulton office
market was 24.4%, compared to 23.2% metro WRiethe beginning of 2007, that
number dropped to just 15.6% in North Fulton, belegvmetro average of 17.7%.

- Local office brokers are reporting that vacancggah the North Fulton submarket
south of Haynes Bridge Road are even lower.

- Tenants are attracted to the area by the preséageautive housing in nearby area
North Fulton.

There are also opportunities in the retail market.

In contrast, the North Fulton submarket suffersnfismome of the highest
vacancy rates in the Atlanta metro area, whichrepsrted at over 11% at the end
of the second quarter in 2007.

- Performance in the study area appears to mirraguthmarket as a whole, with
newer or renovated spaces exceeding the averagi@s iR the study area currently
average in the $15-$17/ square foot range, butsdegh as almost $20/ square
foot.

Demand Analysis for the Corridor Plan

One and two-person households account for an Bingeshare of for-sale residential
demand in Atlanta and the Roswell area, and asgteylarly critical demand driver for
new higher-density housing products such as toweBoplwofts, condos and small-lot single-
family houses. Demographic shifts such as the agfitige Baby Boomers and the
emergence of Gen Y (of whom there are as manye&isBaby Boomer parents) will
continue to generate demand for such productsethden examination of the Roswell
area and North Fulton County reveals a signifipaptlation of aging couples potentially
seeking newer lifestyle housing (not living in hanae neighborhoods based solely on the
kids’ needs anymore) as well as younger singlesangles either priced out of newer
single-family detached houses or preferring thestifle of attached housing.

Despite the current downturn in the for-sale rasiée market, particularly on the
attached side, future projects in the Roswell stea have an opportunity to fill a
void in the market and find success by offeringdsaya unique selling proposition. As
previously noted, the Atlanta market lacks a sigfficsupply of housing in a walkable
mixed-use format, particularly when compared toreged demand in other large
metropolitan areas. These more walkable environsreng becoming increasingly
attractive not only to singles and couples, bdainilies as well — all seeking the sense
of community and belonging an area like intown Relsaan provide. Indeed, the study
area has seen a recent proliferation of new attHobesing hit the market, and in the

2 Costar
2 Costar
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long term this type of product should find greaicess, especially if oriented to fill the
apparent void in the area for walkable housing $ype

Based on established demographic trends, buyergneks, and qualifying financial
factors, RCLCO estimates that the study area edagldrb approximately 55-60 for-sale
attached units in a walkable setting priced $25Dd@@ above on an annual basis. This
suggests that if the townhouse and multifamilysusiitown in the Arts Village and
Allenbrook conceptual plans were to be all for-$adasing, they could be absorbed in
about 10 years. Further, demand for detached diagiigy products on small lots in a
walkable setting could potentially be absorbediattthe level of attached products.
However, this demand exceeds land availabilityuitwisingle-family products, which
suggests a potential opportunity to push pricegdoterm, once the location has been
established. The cottage developments propostiefbtyrtle Cottages sub district, though a
new format for the Atlanta market may be able tetnseme of that demand.

Much of the rental apartment stock in the studg arel in greater Roswell has become
outdated and no longer appeals to Atlanta’s laogeilation of affluent renters. Again,
by offering a mixed-use environment and sellingaader lifestyle (town, walkability,
access to culture, entertainment, parks, and)tragggortunities for new rental product,
built to a higher quality than typical suburbandger apartments, appear significant in
the study area. Moreover, new rental housing &adtpathway to ownership housing,
either through future conversion or through finagaiequirements. As such, rental
apartments could play a key role in the study &#€4.CO demand analyses reveal
that the study area could absorb up to 75 renitd with monthly rents $1,000 and
above in a walkable environment on an annual bakis.analysis assumes the current
rental options in the study area remain in plddbeke current rental options are to be
replaced with other land uses, the opportunityriore rental units at other locations
could increase as new units will capture demanih fdlcsplaced residents.

Both neighborhood-serving retail and small-offiee€lopment represent strong
opportunities for redevelopment and future tengniithe study area. Opportunities
for pedestrian-oriented retail cores with a mixesfants will certainly present themselves
as unique places are created along the corridoante that will enhance, rather than
compete with, the commercial node north of theystda on Canton Street will be
attracted to the high visibility afforded by Ro@end the concentration of higher
income households nearby.

Likely retail expenditures can be converted to suble square feet of retail space
using typical retail sales per square foot by diype, according to ICSC’s Dollars and
Cents of Shopping Centers. Based on this anallysisiet demand for neighborhood-
serving commercial space — including both office atail - over the next five to seven
years will be between 90,000 and 100,000 squat€Tivis demand is expected to
accommodated within the mixed-use villages idetifin the plan as Allenbrook Village
and Arts Village/Oak Street. Over the next 20 y&ars, looking at the study area as a
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whole, that number could rise as high as 655,00@regfeet of additional commert
space provided that regulatory conditions are &blerand that the City is successt
creating the walkable, mixed-use environment theketademands.

Retall
Support for retail in the study area emanates pifiyrfaom nearby households; those
within a 1 -2 mile radius, but retailers will alsenefit from area workers and drive-by
traffic on Route 9. As the corridor’s attractivemasad image improves over time, other
market audiences, such as tourists, will lend &rrtupport to new retail development.
For this analysis, however, the magnitude of futoramercial support was assessed by
guantifying the number of households and their ahrefail expenditures by store tyipe
a trade area that extends to the Cobb County borditre west, the Chattahoochee River
on the south, but is limited to the north and dastto the current retail gravity created
by offerings on Holcomb Bridge Road. According §8HH, trade area households currently
spend a combined total of approximately $300 milaionually, but less than a

third of these expenditures occur within the stadsa. Therefore, an opportunity exists

Figure 7.2: Trade Area for the LCI Study January Ar  eas

Source: ESRI
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to capture more of these local retail dollars yettging nodes that include unique retail
“experiences” that cannot be found elsewhere iNibieh Fulton County area.

Over the next 5 — 7 years, we estimate that thy stcea could accommodate over
50,000 SF of additional retail space. We expestdbimand to grow over time, assuming
that the area begins to garner a reputation fouenietail destinations in mixed-use
settings, potentially to as much as 280,000 to@®@additional retail square feet by
2025. This space should be allocated throughoutttier mixed-use nodes in the study
area. The greatest retail support is for restasramivell as convenience and boutique
stores, but a diverse mix of tenants will be neargd® attract an audience large enough
to support the additional retail space. Also, thepsspace and sighage should be as
visible as possible from Route 9, without overwtialthe pedestrian-friendly
atmosphere, in order to attract those travelingubh the area.

Included within the above retail projections is deichfor approximately 15,000 square
feet of grocery/specialty food store space. A @fpibain grocery store would demand at
least 30,000 square feet and therefore may nedsiébfe. However, specialty grocers
(Trader Joe’s, for example) often locate in muchlEnspaces of approximately 10,000
square feet. Conversations with Trader Joe’s sigeton officials revealed that they will
most likely not be interested in another Roswelklion. Given the nature of the grocery
business, which is dominated by large chains aadegmts narrow profit margins,
the ability to fill new space in the study areaweihother grocer could be a challenge.
Establishing a reputation for quality and momeniaitine corridor could help overcome
potential perception issues among grocers regatiingrea’s appeal as a grocery
location. Other types of specialty food storeshsaga gourmet deli, may be more likely
to show early interest in a location such as thenirook Village Center, where a grocery
is desired.

Office

Further support for commercial space will come ftooally-serving and potentially
some regional office users. The locally-servingsigelude service providers such as
doctors, dentists, lawyers, financial institutiaets, Given the unique flavor of the study
area, smaller regional users such as marketingdvettising firms (some of which are
already located within the area) will be attra¢tedew spaces. We anticipate that these
office users could account for as much as 275,808re feet of new space in the study
area by 2025. Again, this office space should tesyiated into the pedestrian-oriented
nodes throughout the study area, some of it pgsaibspace above ground-floor retail
shops.

Preserving a balance between jobs and housing

The combined 655,000 square feet of additionat@#ind retail space that could be
added to the study area over the next 20 — 25 yeansl more than double the amount
of commercial space estimated to exist in thetasy. Given the type of development
set forth in this LCI planning process, the addidlacommercial space will serve
households already located nearby as well as naseholds anticipated by 2025 within
the study area and its surroundings. As such, @eit@ increase in
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Table 7.2: Status Quo Population and Emplo%/ment Pro  jections
Roswell LCI Study Area, 2000 - 2030

#  # , , . . -,
#$/#0$ , - , , ,
++#12.. 3 2 2 2 2 2 2
&+# , , - - HEE
4#5..6 # 2 2 2 2 2 2

1 The Roswell LCI Study Area is defined as Census Block Groups 114.05 and 114.06.
These Census Tracts take in more land than the actual Study Area but are the closest proxies for statistical purposes.

2 Figures for 2000 based on US Census and ARC. 2007-2030 based on ARC Census tract estimates for 114.05 and 114.06
and 2000 Block Group fair share captures.

Table 7.3: Population and Employment Projectionswi  th Additional Build-out
Roswell LCI Study Area, 2000 - 2030 *
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4#5..6 # 2 2 2 2 2 2

1 The Roswell LCI Study Area is defined as Census Block Groups 114.05 and 114.06.

These Census Tracts take in more land than the actual Study Area but are the closest proxies for statistical purposes.

2 Figures for 2000 based on US Census and ARC. 2007-2030 based on ARC Census tract estimates for 114.05 and 114.06 and
2000 Block Group fair share captures and include estimated additional build-out based on LCI planning process. Employment
projections assume that one employee will be added to the area for every 250 square feet of office space and for every 400
square feet of retail space.
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commercial space and the corresponding increasgvjebestimate that the jobs-to-housing
ratio in the Census Tracts that encompass the atadywill remain virtually unchanged
from current levels.

Some of the new or redeveloped space in the stedycauld replace the more outdated
and unusable space currently in the corridor. Pathat are currently vacant, built at
lower-densities, contain large surface parking btsl/or are located at high visibility
intersections are the most likely to be redevelopéé extent to which current space

will be replaced will largely be determined by tharket over the next 25 years, as developers
(quided by the city) identify those parcels th&ofhe highest likelihood for success.
Further, it must be noted that these absorptioami@ls can only be maximized if

the area is able to provide the pedestrian-friemdiyed-use environments the market
demands.

Reclaiming Atlanta Street

The benefits of providing for this type of develagarmwithin the City of Roswell are
numerous. Assuming that the area households aeel adthin or near to pedestrian-
oriented mixed-use nodes and near to the additcmmamercial space, the uses will
create synergies that, compared to conventiorglesirs development, will reduce the
burden on local and regional infrastructure. Thikakde, mixed-use nature of this type
of development will generate fewer vehicle tripd arcessitate fewer parking spaces.
The City must work with developers to utilize sligparking plans so that the residents
and employees of the new villages can coordinaeespfor maximum use.

There is ample market demand to revitalize thehésheart of Roswell as a vibrant,
mixed-use destination for residents and visitaxseught after place to live, work, shop,
play and come together as a community. By balanghdcular traffic with the need for
a safe and welcoming pedestrian environment, lgrtetling the story of Roswell’'s
distinctive past, and by creating mixed-use vikaidpat can provide the “critical mass” of
activities needed to breathe new life into the,d&keawell can reconnect some of its most
treasured places and reclaim its historic centanaassset for all.
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8 ROSWELL TOWN SQUARE/ATLANTA STREET CORRIDOR PLAN — ACTION PLAN

Transportation Projects
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Housing Projects/Initiatives

lc#+ o00s o0 ++ #cC o O/# /4 | 7# O, O CH $#+S$ 0 $ A .
2  O#?? $ 0/ + 2 ’
Q1+# $+ + #H++# S$2H H#S " M +#+ $ " S$F H+H#Y 10 # $??2 +$#$ - 7
o ## 000 # 0% $ $0# $# #2$ $030/#$ 00$ 0 $2
&1+# +# 3#  +#+#$0" $F #+#02% 10% 0 $0 0 #+
o $ #2/#$ +%$= 0 $# C# $, 08 005 0 $# % 0% E $7?7 +$#3 7 7
0 #+ 2
&l+# +# $0 3% # 0% H $ # #HCHM # O #+ C/ $7?7 +$#3 7 7
Io$ 0 $2
&Ql1+# +# 3# " ##F 7 # #C 1 #2$%, 0 $0 ,#?2? $7?7 +$#9 7 7
0C 2
0 +# #2# 03 # #C #0#0 #+ O 0O# #? 9 $ |/ $72?7 +$#3 7 7
b Cc 2
2&2 0% /# 1 #
QI+# #?7? OHC + # #5 #535$$$ # # 7 +#$# C /| C $ CHS v 74 #S# H 76"
os #? | #$ ¥ O# +# 2 0%
# Cl# 0 # S8 #+S#+ & +# 2 27?2#0 $0#%+ , C# $ 27 7 7
$+ , O $+ ?2# $$ /" $F 2 o
o# A, +$3$ 77

Other Local Initiatives
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