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1.   Executive 
Summary

Highway 92 is one of the most signifi cant north-
south corridors in Douglas County.  High levels 
of accessibility, combined with large tracts of 
vacant land, made the corridor a target of growth 
pressure at the beginning of this century.  In re-
sponse to emerging growth pressures, the County 
applied for and was award a Livable Centers 
Initiative (LCI) grant to develop a plan for the 
Highway 92 corridor.

The Highway 92 LCI Study engaged the com-
munity and stakeholders in a discussion about 
linking transportation investments and land use 
decisions.  The resulting Vision Plan recom-
mends over 50 intersection, sidewalk, streetscape, 
trail, transit and street network projects that 
compliment the proposed growth strategy for the 
corridor.

The Market, Mobility and Livability
A signifi cant amount of investment is required 
to build the recommended transportation infra-
structure in the Highway 92 corridor.  In an ideal 
setting, all of the projects can be built in the near 
term with readily public funds.  The reality, how-
ever, is that public money is scarce.  The County 
must decide what the top priorities are and focus 
resources on getting those priorities built fi rst.

To set the priorities, the study team engaged in a 
comprehensive and deliberate process of evaluat-
ing each project.  This evaluation focused on four 
key criteria:

Market impact• 

Mobility• 
Livability• 
Physical/environmental constraints• 

Setting the Priorities
The reality of the current market condition is 
that the Highway 92 corridor, not unlike the 
County and region, suffers from an excess of 
residential capacity and signifi cant years of 
absorption to reengage notable demand for ex-
isting housing starts.  The market-based imple-
mentation strategy proposed for the Highway 
92 corridor focuses on attracting retail to serve 
existing housing markets in the vicinity of the 
corridor.  A market analysis suggests that the 
Lee Road center is the best positioned to serve 
existing demand.

As a result, high-
priority LCI 
projects focus on 
activating the Lee 
Road intersection 
by building core 
infrastructure to 
generate new non-
residential growth.  
Important proj-
ects that achieve 
this objective 
include the Lee 
Road extension 
and streetscape 
enhancements to 
Highway 92 in 
the vicinity of Lee 
Road.  In addi-
tion, the Lee Road 
extension also ad-
dresses a critical 

mobility need by helping to disperse traffi c where 
it currently ends at Highway 92.

Bomar Road will be the next center to develop 
after Lee Road.  Streetscape enhancements to 
Highway 92 in the vicinity of Bomar Road is a 
priority project that will help establish an iden-
tity on the corridor and lay the groundwork for 
the longer term redevelopment of Bomar Road.  
Additionally, the Deerlick Park/Chestnut Log 
School trail, which links up two parks and two 
schools across Highway 92, is a High Priority 
project.  This is an important amenity for existing 
neighborhoods and will serve to attract new neigh-
borhoods when the market is right.

Finally, the new street that runs parallel to 
Highway 92 is not a high priority for the near 

term.  However, it is important that the design of 
the street be completed as soon as possible so that 
new development can dedicate right of way as it 
comes online.

A Framework for Implementation
By far, the most signifi cant barrier to implement-
ing projects is the availability of funding.  As a 
result, a majority of the proposed strategies focus 
on funding sources. Strategies that represent the 
greatest potential for the Highway 92 corridor 
include:

Transportation Investment Generating • 
Economic Recovery (TIGER):  This is 
a $1.5 billion portion of the economic 
stimulus package.  Funding is awarded on a 
competitive basis, although there are fac-
tors in the Highway 92 LCI’s favor:  the 
proposed evaluation factors align very well 
with the evaluation criteria for this study, 
including economic prosperity, mobility 
and livability.

Transportation Enhancement (TE) Grant:  • 
The Highway 92 LCI Plan includes many 
projects that meet the intent of this federal 
grant program:  enhancement of bicycle 
and pedestrian facilities, landscaping, 
scenic and historic projects.  Funding is 
limited and competition is high, but the 
LCI projects should compete favorable for 
funds provided they receive the necessary 
level of support.

Community Improvement District (CID):  • 
CID’s have a favorable perception in the 
region thanks to several successful imple-
mentations.  A proposed CID and associ-
ated projects have a great chance of support 
by affected property owners, as most have 
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a good sense of a value the proposed LCI 
project bring to the development potential 
of their properties.

Special Purpose Local Option Sales Tax • 
(SPLOST):  A county-wide SPLOST is 
currently under consideration.  Many LCI 
projects have a good chance at being in-
cluded in the capital projects list, provided 
the necessary coordination is achieved 
ahead of time.

Impact Fees:  Impact fees are currently • 
under consideration for implementation 
by the County within the next two years.  
Projects that demonstrate signifi cant value 
to motor vehicle mobility (such as the Lee 
Road extension) typically are the best and 
most defensible projects for inclusion.

Land Development Regulations:  Many of • 
the essential components of the LCI vi-
sion – streetscape, connectivity, building 
orientation, etc. – will be implemented in 
large part through the Highway 92 Urban 
Design Overlay.  It is important that the 
County continue to be strong supporter of 
its implementation and monitor and revise 
as necessary and appropriate.

Beginning with the best candidate strategies listed 
above, the follow framework is proposed to imple-
ment the LCI projects:

1. Pursue strategies with the highest viability 
and shortest time frame fi rst.

2. For a given strategy, pursue the top candi-
date project fi rst.

3. If the top candidate is already funded 
or completed, move to the next highest 
candidate.

By using the approach, the County is assured that 
the top projects will receive comprehensive and 
exhaustive consideration for all viable strategies.
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2. Background
Douglas County has developed a vision and plan 
for the Highway 92 Corridor that supports the 
Atlanta Regional Commission’s (ARC) Livable 
Centers Initiative (LCI).  Consistent with the 
LCI’s objectives, the Highway 92 Corridor Plan 
recommends a series of accessible, walkable, mixed 
use centers that put jobs, shopping, residences, 
civic places and parks all within close proximity to 
each other.  

The original LCI study for the Highway 92 
Corridor sets a clear vision and plan for the cor-
ridor. The transportation network recommenda-
tions, which include specifi c projects, follow sound 
network planning principles and are consistent 
with the land use and urban design context.

Now that the vision for Highway 92 is in place, 
the County would like to move forward with a 
more focused set of tasks for implementation. 
This includes a more detailed analysis on the 
benefi ts of the transportation projects and a ‘game 
plan’ for implementing the projects.  

The market has shifted dramatically since the 
Highway 92 LCI Study was adopted, effectively 
changing the ‘playing fi eld’ for the corridor.  The 
County desires to identify the most realistic ap-
proach for implementing the LCI projects given 
the new market realities.

Highway 92 LCI Study
Highway 92 is one of the most signifi cant north-
south corridors in Douglas County.  High levels of 
accessibility, combined with large tracts of vacant 
land, made the corridor a target of growth pres-
sure at the beginning of this century.  In 2006, 

the County successfully applied for a LCI grant 
to study what they have deemed an ‘emerging’ 
corridor.

The Highway 92 LCI Study engaged the com-
munity and stakeholders in a discussion about 
linking transportation investments and land use 
decisions.  The basic framework of the Plan is a 
built around the redevelopment of three distinct 
‘centers’:

Lee Road• 
Bomar Road/Mack Road• 
Hillcrest Drive/Midway Road• 

Each center blends mixed development on 
Highway 92 with varying emphasis on retail, 
parks and civic uses.  Traditional neighborhoods 
surround each center offering a variety of hous-
ing choices – single family, townhome and multi-
family.

Key Goals
Encourage a diversity of residential neigh-1. 
borhoods, employment, shopping and 
recreation choices at the activity center and 
town center level; housing should be given 
strong focus to create mixed income neigh-
borhoods and support the concept of “aging 
in place”;
Provide access to a range of travel modes 2. 
including transit, roadways, walking and 
biking to enable access to all uses within 
the study area;
Develop an outreach process that promotes 3. 
the involvement of all stakeholders (in-
cluding those not often involved in such 
planning efforts). 

Supporting the corridor vision is a multi-modal 
network of streets and off -road trails. This 

network is an important part of the plan and is 
critical to its success because it represents:

The framework for the development of • 
walkable, pedestrian-scale blocks;
The confl uence of the public and private • 
realms that creates valuable spaces for 
people to interact;
Safe, comfortable facilities for walking, • 
bicycling and riding transit, and
A series of street connections that distrib-• 
utes traffi c safely and effi ciently and pro-
vides alternatives to travel on Highway 92 
itself.
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projects against a range of factors.  A recommend-
ed phasing plan is presented, and implementation 
measures are recommended.

Supplemental LCI Study
The Highway 92 LCI Study recommends over 50 
intersection, sidewalk, streetscape, trail, transit, 
and street network projects. While each project is 
important to the overall development concept for 
Highway 92, practical considerations require that 
each project must be phased in over time.

In 2008, the County successfully applied for a 
Supplemental LCI grant to develop a plan for 
bringing the Highway 92 LCI projects closer to 
implementation.  The Highway 92 Supplemental 
LCI Study carefully considers the merits of each 
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3.   Setting 
the Priorities

A signifi cant amount of investment is required 
to build the recommended transportation infra-
structure in the Highway 92 corridor.  In an ideal 
setting, all of the projects can be built in the near 
term with readily public funds.  The reality, how-
ever, is that public money is scarce.  The County 
must decide what the top priorities are and focus 
resources on getting those priorities built fi rst.

To set the priorities, the Study Team engaged in a 
comprehensive and deliberate process of evaluat-
ing each project.  This evaluation focused on four 
key criteria:

Market impact• 
Mobility• 
Livability• 
Physical/environmental constraints• 

After considering the results of the evaluation, the 
Study Team parsed each project into three distinct 
categories, or phases:

High priority projects – these are the proj-• 
ects that are most critical to the implemen-
tation of the Highway 92 LCI Plan.  They 
should be completed or underway within 
the next two to fi ve years.
Next priority projects – these are the proj-• 
ects that should be pursued once the high 
priority projects are completed are under-
way.  The groundwork for these projects 
can be laid immediately, with the goal of 
completion within the next fi ve to 10 years.
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Long term projects – these are projects that • 
can be pursued over the longer term (be-
yond 10 years).

High Priority Projects (2 - 5 Years)
The market evaluation revealed that the Lee Road 
center has the greatest potential for market reac-
tion in the near term.  Many of the high priority 
projects focus on building the core infrastruc-
ture at Lee Road to generate new non-residential 
growth.  Important projects that achieve this 
objective include the Lee Road extension and 
streetscape enhancements to Highway 92 in the 
vicinity of Lee Road.  In addition, the Lee Road 

extension also addresses a critical mobility need 
by helping to disperse traffi c where it currently 
ends at Highway 92, thus establishing another 
important connection to Interstate 20.

Bomar Road will be the next center to develop 
after Lee Road.  Streetscape enhancements to 
Highway 92 in the vicinity of Bomar Road is a 
priority project that will help establish an iden-
tity on the corridor and lay the groundwork for 
the longer term redevelopment of Bomar Road.  
Additionally, the Deerlick Park/Chestnut Log 
School trail, which links up two parks and two 
schools across Highway 92, is a High Priority 

project.  This is an important amenity for existing 
neighborhoods and will serve to attract new neigh-
borhoods when the market is right.

Finally, the new street that runs parallel to 
Highway 92 is not a high priority for the near 
term.  However, it is important that the design of 
the street be completed as soon as possible so that 
new development can dedicate right of way as it 
comes online.

The intersection of Highway 92 and Lee Road today.
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Next Priority Projects (5 -10 years)
Once the high priority projects have been com-
pleted, the emphasis remains on completing proj-
ects associated with the Lee Road center and then 
shifts toward the Bomar Road center.

Key projects include completion of the fi rst phase 
of the new parallel street (from Bomar Road to 
Lake Monroe Road), completion of local trans-
portation networks, expanding the regional trail 
system and critical sidewalks links.  The parallel 
street will become a critical mobility project in 
the mid term as local and regional traffi c be-
gin to cause congestion and travel time delay on 
Highway 92.

Mt. Carmel Elementary School at Highway 92 and Bomar Road.
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$1,710,000
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Long Term Projects (10 years+)
Long term projects complete the Highway 92 LCI 
transportation network.  These are projects that 
should come into focus only after the high and 
next priority projects have been completed.  How 
soon each of these come online depends on how 
quickly the market rebounds and reacts to the 
high and next priority projects.  Long term proj-
ects may be implemented sooner if opportunities 
arise (a Transportation Enhancement grant sud-
denly becomes available, for example, or a devel-
oper offers to make off-site improvements.).

Important long term projects include completion 
of the parallel street and Highway 92 streetscape 
enhancements, arterial bus rapid transit service 
on Highway 92 and completion of the trail and 
sidewalk networks.

Highway 92 near the intersection of Hillcrest Drive.
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$1,269,000

$2,142,000
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4.   The Market, 
Mobility and 
Livability

Douglas County desires a comprehensive and ob-
jective evaluation of all of the proposed LCI proj-
ects to ensure that limited resources are allocated 
to the projects that have the greatest potential for 
supporting the goals of the LCI.  To achieve this 
end, the Highway 92 LCI Supplemental Study is 
based on a multi-tiered evaluation that carefully 
considers each project under a range of relevant 
criteria.  This approach enabled the team to be 
truly objective in the recommendations, and not 
be swayed by strong subjective feelings about a 
particular project or set of projects.

What follows is a summary of the more salient 
points of the evaluation.  The fi ndings described 
here are refl ected in the prioritization tables lo-
cated in Chapter 2.

Market Analysis
The Highway 92 LCI Study was prepared against 
the backdrop of heightened optimism about the 
real estate market and potential for growth and 
development.  Of course, recent events played out 
both nationally and in the Atlanta region have 
shifted the playing fi eld dramatically.  The col-
lapse of the real estate and fi nancial markets over 
the last two years have resulted in years of excess 
home inventories in Douglas County and the 
Atlanta region and little prospects for new non-
residential construction.   The Supplemental LCI 

evaluation is based on the pretext of these new 
market realities.

Situational Assessment

The Highway 92 LCI Study envisioned a strong 
retail corridor aligning Highway 92 allowing a 
healthy retail and residential parallel street con-
necting all three major nodes of Hillcrest Drive/
Midway Road, Bomar Road and Lee Road.  The 
Study assumed continued migration of residen-
tial growth into Douglas County in the LCI study 
area. The concentrated residential growth would 
increase morning and afternoon peak hour traf-
fi c along Highway 92 and therefore improve 
retail growth. The market collapse and continued 
weakness in the retail and housing market has 
created the need to reassess the plan as currently 
proposed.

Like most of the region, the corridor currently 
suffers from a weak residential demand and sig-
nifi cant years of absorption to reengage notable 
demand for new housing starts.  Until the excess 
capacity is absorbed, there will be no signifi cant 
amounts of new rooftops on which to base as-
sumptions for retail and service sector growth.

The corridor also suffers from a relatively weak 
retail presence, although it is served by signifi cant 
retail centers within the fi ve mile radius of the 
intersection of Fairburn Road; most notably the 
large concentration of retail at Arbor Place Mall 
and the immediate surrounds.  New retail must be 
portioned to realistic market demand.

New retail development will have great diffi culty 
being credible in this market as currently confi g-
ured, i.e. small outparcel stand alone strip centers.  
The LCI Study suggests small scale “village Main 
Street retail” fl anking and along a parallel street 
south of Highway 92.   This assertion is still very 

much appropriate.  The fragility of the market 
requires extremely well-positioned retail to en-
courage residential development and sustain long 
term growth.  

The suggestion of smaller scale village retail to 
create a more unique opportunity for successful 
node place making at the Bomar Road and Lee 
Road nodes is still a valid concept, albeit cur-
rent and foreseeable market conditions suggest a 
more organic and lengthier period of economic 
growth to complete masterplan implementation.  
The LCI Study envisions major anchors and or 
civic components to improve shopping traffi c and 
potentially create a more compelling environment 
for walkable neighborhoods at varying densities. 
The current market does not challenge these fun-
damental assertions.  

Revised Strategy and Outlook

The fundamental handicap for retail starts in this 
market continues to be lack of residential density, 
weak peak hour vehicular traffi c, and the compet-
ing retail existing in the fi ve mile radius.  Current 
market conditions suggest that retail growth in 
the near term should be more concentrated and 
targeted to serve existing residential markets with 
access to the Highway 92 corridor.  Over the 
longer term, after the market recovers and existing 
home inventories are absorbed, this targeted retail 
growth will form a solid core to attract new neigh-
borhoods and ultimately new retail.

Given this context, it is very unlikely that all three 
nodes in the Highway 92 corridor will be able to 
viably support new development in the short term 
(2-5 years).  The new market paradigm suggests a 
greater need for a carefully selected initial alloca-
tion of resources and infrastructure improvements 

Most of the new neighborhood growth has occurred east of the corridor, 
making Lee Road the best positioned to serve them.

The corridor suffers from a relatively weak retail presence as evidenced 
by several struggling strip centers.
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to encourage successful initial village retail and to 
support residential development

An observation of existing conditions suggests 
that the Lee Road node is the most attractive 
location for targeted growth. This node is best 
positioned relative to existing neighborhoods to 
be served and has the greatest inventory of vacant 
parcels.  Appendix A provides greater detail on 
this market assessment.

As time progresses, growth would extend further 
west along Highway 92, incorporating design 
guidelines set forth at the Lee Road node. The 

infrastructure investments will gradually improve 
market perception and create better aesthetic con-
tinuity thru out the length of the corridor study 
area.

Lee Road

The most pronounced modifi cation to the 
Highway 92 LCI Study focuses primarily on this 
interchange.  The LCI Study suggests extended 
retail and mixed use growth along Highway 92 
from the Hillcrest Drive node to Lee Road.  The 
current market conditions suggest that initial 

efforts focus more exclusively on retail develop-
ment at this critical interchange.

Five mile radius from this node captures healthy 
residential developments along Annaeewakee 
Road, Lake  Monroe Road, as well as the Tributary 
Development.   Thoughtfully considered neigh-
borhood retail with some larger anchor stores as 
well as walkable village retail should encourage for 
rent and for sale multi-family, town house starts 
as well as create opportunities for smaller single 
family communities satelliting directly around the 
village center.  

Ideally, a concentration of retail at this location 
with the assistance of civic, medical offi ce, etc. will 
encourage strong local traffi c numbers and sup-
port continued retail and residential growth.  As 
recommended in the Highway 92 LCI Study, a 
strong vehicular and pedestrian parallel linkage 
along Highway 92 connecting all nodes will rein-
force shopping traffi c and create a more vibrant 
live-work-shop atmosphere.  There seems to be 
value in focusing on this interchange and this type 
of proposed development. The demographics are 
better, existing vehicular traffi c is stronger as well 
as a signifi cant intangible of a more unique shop-
ping venue not currently provided in the imme-
diate market.   All these factors support a better 
chance of market viability.

Mack Road/Bomar Road Interchange

The Highway 92 LCI Study suggested creating 
stronger linkages with the Deerlick park facil-
ity along Mack Road and the soccer fi elds along 
Bomar Road.  The Elementary and Middle school 
locations made this a logical area to reinforce 
continued single family residential growth as well 
as linkage infrastructure such as bike trails, side-
walks and jogging paths. The proposed growth 

plan to allocate resources focused on infrastruc-
ture improvements should continue to make this a 
desirable location for sustained single family and 
multi-family residential development.  Current 
market conditions do not challenge these assump-
tions and they should continue to be advocated.

The major obstacles at this node remains primar-
ily with land assembly.  Capturing adjacent prop-
erties on both Bomar Road or Mack Road for new 
neighborhood street outlets will be costly.  The 
majority of developments fl anking both Bomar 

Recommended approach for developing each of the proposed centers along Lee Road.

Market-Based Implementation Strategy

Stronger linkages between recreational facilities and schools will 
reinforce continued residential growth in the vicinity of the Bomar Road 
intersection.

Stronger linkages between recreational facilities and schools will
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Deerlick Park/Chestnut Log School Trail • 
– This is an important neighborhood ame-
nity that will reinforce several of the corri-
dor’s largest assets – parks and schools.

and Mack Road lack sanitary sewer and storm 
water and are in their declining life cycle.  The 
additional cost of utility infrastructure coupled 
with land assembly will make this a continued 
slow growth area.  Another signifi cant component 
for market viability is site cost.  The immediate 
land adjacent to the interchange and further down 
towards both Hillcrest and Lee Road suffers from 
terrain  rise and fall that will further challenge 
development pro-forma’s.

Hillcrest Drive

The Highway 92 LCI Study proposed continued 
retail growth along Highway 92 as well as along 
the parallel linkage street.  The Hillcrest Drive 
node currently has underperforming retail and 
many existing retail centers viable for recycling.  
The market has proven that lack of traffi c and 
competing shopping centers have made long term 
viability weak at best. The previous LCI Study 
also suggested a more concentrated epicenter of 
retail and civic growth. This location benefi ted 

from the immediate proximity to the Hwy 20 
interchange and existing concentration of single 
family residential.

Existing Markets to be Served

An analysis of readily available market research 
data suggests that the greatest proportion of popu-
lation growth adjacent to the study area has been 
in relatively affl uent households (annual incomes 
of $60,000 and up and average home budgets 
of $190,000 to $275,000).  This is consistent 
with the type of retail that the County is attempt-
ing attract to the Highway 92 Corridor.  More 
data and analysis is provided in Appendix A.

Top Catalyst Projects

Given an understanding of the current market 
context and proposed strategy, there are a short-
list of projects that emerge as having the greatest 
potential to ‘catalyze’ the market (i.e., attract new 
retail development) in the near term:

The Highway 92 streetscape project is an important ‘gateway’ treatment that will serve as a high visibility signal that the corridor is transforming. The Lee Road extension will accelerate the development of walkable, mixed use streets off of Highway 92.

The Lee Road Extension (currently a dead end nub) will provide depth 
and access to prime vacant land.

The overall approach for developing • 
Highway is to focus on the Lee Road in-
tersection fi rst.  Extending Lee Road is the 
fi rst and most critical part of that process.  
The extension will provide depth and ac-
cess to prime vacant land and give it an 
identity.  Additionally, the extension will 
alleviate a burgeoning traffi c congestion 
problem associated with the current ‘T’ 
confi guration, making it a more attractive 
node for development.
New street connection between Old Lee • 
Road and Lee Road Extension – Like the 
Lee Road extension, this project creates ac-
cessibility.  Additionally, it will likely form 
the ‘spine’ of the walkable village concept 
for the Lee Road center.
Highway 92 Streetscape – This project is • 
an important ‘gateway’ treatment that will 
help establish a unique identity for the 
corridor and will serve as a high visibility 
signal that the corridor is transforming.
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The network density method takes the total num-
ber nodes divided by the area, in square miles.   
This is a good measure of the geographic extent 

prioritizing and building singular facilities.  This 
corridor/facility-based approach to contempo-
rary transportation planning has yielded metrics 
which similarly focus on single corridors or facili-
ties.  Facility-based metrics – typically volume to 
capacity ratios – are used to identify ‘defi ciencies’ 
in the system, the implication being that capac-
ity additions in the form of additional lanes will 
‘improve’ the system.

By contrast, a network-based approach to measur-
ing mobility benefi ts looks at the overall network 
quality of an area through area-wide quality of 
service standards.  The area-wide approach takes 
into account the capacity of an entire intercon-
nected network of streets, rather than a single 
arterial.  The quality of bicycle, pedestrian and 
transit networks are also taken into account and 
quantifi ed.

There are a number of different methods for 
measuring network quality – network density, 
polygons, volume to capacity, etc.  For the LCI 
Supplemental Study, the connectivity ratio and 
network density method were selected 
for use.

The connectivity ratio method divides 
total number of links in a network by 
the number of nodes.  Nodes are the 
intersection of two or more links, or the 
end point of a link (i.e., a cul-de-sac).  
Networks with a high level of connec-
tivity will have more links than nodes, 
and thus a higher ratio.  A link-to-node 
ratio of 2.0 is generally considered to be 
ideal for street networks.

h k d h d k h lh b f d ff h d f

Boundary for the Multi-modal Network Analysis
Mobility Analysis
The Highway 92 LCI Study takes a network-
based approach to addressing mobility in the 
corridor.  That is to say, rather providing capacity 
by focusing on a few arterials (i.e. lane-widening), 
capacity is provided by a rich network of streets 
and trails that disperse traffi c and provide highly 
accessible opportunities for walking and bicycling.  
Corridor-based bus rapid transit (BRT) is identi-
fi ed as a strategy over the long term.

The mobility analysis begins with an evaluation of 
multi-modal networks.  It then shifts to an analy-
sis of the traffi c impacts of growth and develop-
ment in the corridor.

Multi-modal Network Evaluation

At present, the vast majority of transportation 
planning efforts are corridor or facility-based.  
That is to say, they focus exclusively on planning, 
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in many locations – it is diffi cult to provide 
absolute comparisons between the network per-
formance measures of the LCI network and ‘ideal’ 
scores.  However, it is safe to say that the fi ndings 
of the network evaluation clearly demonstrate that 
the LCI network provides good connectivity for 
the Highway 92 corridor.

Multi-modal Network Evaluation
Status 
Quo

LCI 
Network

Automobile Network
  Links 120 370
  Nodes 100 240
  Connectivity ratio 1.2 1.55
  Network density 34.0 81.5
Pedestrian Network
  Links 13 320
  Nodes 12 210
  Connectivity ratio 1.08 1.5
  Network density 4.1 71.3
Bicycle Network
  Links 1 33
  Nodes 0 23
  Connectivity ratio 0.0 1.5
  Network density 0 7.8

and richness of a network, rather than how well-
connected it is.

To demonstrate the benefi ts of an interconnected, 
multi-modal network, comparisons were made 
between the multi-modal networks proposed in 
the Highway 92 LCI Study and a ‘Status Quo’ 
scenario in which capacity improvements would 
be made exclusively to Highway 92.  The automo-
bile network includes all public streets, while the 
pedestrian network includes all facilities intended 
for pedestrians – sidewalks and multi-use trails.  
For this analysis, the bicycle network included 
only those facilities deliberately intended for 
bicycles – on street bike lanes and multi-use trails 
– although it could be argued that all low-speed, 
low-volume streets are appropriate facilities for 
pedestrians.

The proposed LCI network represents a marked 
improvement over the Status Quo, both in terms 
of the connectivity of the networks and the rich-
ness of their coverage.  The proposed LCI network 
intentionally includes new networks concurrent 
with the development of new neighborhoods 
and several street extensions to build connectiv-
ity.  The Status Quo includes many disconnected 
neighborhoods and gaps in the network.

This difference is most clearly pronounced in the 
bicycle and pedestrian networks.  Currently, there 
a very few sidewalks and no bicycle facilities in the 
corridor, and the Status Quo performs extremely 
poorly for these two modes.  The LCI network 
includes multi-use trails, the construction of side-
walks along existing streets and new sidewalks and 
bicycle lanes concurrent with the construction of 
new streets.

Given the particulars of the study area – most no-
tably the topographic barriers to building networks 

Connectivity Index Example
Winter Park Village, FL:  High level of connectivity (28 links ÷15 nodes = 1.87)



Highway 92 Corridor

Supplemental Livable Centers Initiative Study16

LCI Automobile Network Nodes

LCI Automobile Network Links

Status Quo Automobile Network Nodes

Status Quo Automobile Network LinksM
ul

ti
-m

od
al

 N
et

w
or

k 
An

al
ys

is
: C

on
ne

ct
iv

it
y 

In
de

x



Highway 92 Corridor

Supplemental Livable Centers Initiative Study 17

LCI Pedestrian Network Nodes

LCI Pedestrian Network Links

Status Quo Pedestrian Network Links & Nodes
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Traffi c Analysis

The Highway 92 corridor currently does not ex-
perience signifi cant traffi c or delay issues.  In fact, 
this can be considered one of its assets.  Average 
daily traffi c volumes range from just under 
18,000 to almost 25,000, well within what is 
considered an acceptable capacity for a four lane 
urban/suburban arterial with a center turn lane.

Average Daily Traffi c 
on Highway 92 (2009)
Location ADT
East of Vansant Road 24,800
East of Midway Road 20,600
East of Bomar Road 17,700
South of Mount Vernon Road 19,900

A traffi c analysis was performed to gain a bet-
ter understanding of mobility impacts as the 
Highway 92 corridor develops and the LCI rec-
ommendations are implemented.  The ARC’s 
travel demand model was used to estimate region-
al pass-through trips (i.e., those with neither an 
origin nor destination in the corridor) while trips 
within the study area were generated, distributed 
and assigned manually.  More information on 
the traffi c analysis methodology can be found in 
Appendix B.

Two scenarios were developed as part of the 
traffi c analysis – one for the LCI land use and 
transportation project recommendations and 
another based on the currently adopted land use 
and zoning regulations in the city and county 
(Status Quo).  The second scenario provides a 
basis for comparing the traffi c impacts of the LCI 
recommendations.

Of particular note is the amount of automobile 
trips that shift into bike, walk and transit trips 
under the LCI scenario.  While both scenarios re-
sult in a total of approximately 120,000 trips per 
day at buildout, roughly 20 percent of those trips 
are made by method other than driving under the 
LCI scenario (compared to about one percent for 
the Status Quo scenario).  This signifi cant mode 
shift is directly attributable to the placement of 
a large number of households in close proximity 
to shopping, recreation, service and employment 
opportunities.

Development and 
Trip Generation (Buildout)

Status 
Quo

LCI 
Development

Development Summary
  Non-residential SF 2.8 million 4.5 million
  Floor area ratio 0.11 0.23
  Total dwelling units 2,800 5,800
  Net density (du/ac) 2.4 6.3
Trips Generated
  Total trips 123,000 123,000
   Non-motorized 

(walk, bike, transit) 1,200 19,000

   Motorized 
(automobile) 121,000 104,000

The future year traffi c forecasts were simulated 
in SYNCHRO to estimate travel times on SR 92 
under each scenario.  Currently it takes roughly 
fi ve minutes to get from one end of the corridor to 
the other within the study area.  If current trends 
continue, it will take almost 27 minutes to travel 
along Highway 92 – most of that time spent sit-
ting ay traffi c signals.  By contrast, if the corridor 
develops according to the LCI recommendations, 
travel times could be as little as nine minutes at 
buildout.

There are three main characteristics of the LCI 
recommendations that keep increases in travel 
time and delay on Highway 92 to a minimum:

The ability of the proposed network to • 
disperse traffi c and provide more direct 
routes;
The shift of trips from automobiles to • 
walking, bicycling and transit attributed to 
density and mixed use, and
Shorter automobile trips facilitated by the • 
enriched street network and the placement 
of origins and destinations in close prox-
imity to each other.

Placing origins and destinations in close proximity will result in fewer 
and shorter automobile trips and more bicycle, pedestrian and transit 
trips.
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Status Quo: Automobile TripsLCI Plan: Automobile Trips
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Average Delay at Intersections (Minutes and Seconds)
Today (2009)

Average Delay at Intersections (Minutes and Seconds)
Status Quo at Buildout

Average Delay at Intersections (Minutes and Seconds)
LCI Plan at Buildout

Average Intersection Delay
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Streetscape enhancements to Highway 92 will create an important east-west pedestrian link in the corridor.

Top Mobility Projects

The overall value of the proposed multi-modal 
networks and complementary land use recommen-
dations to sustainable mobility over the long term 
cannot be overstated.  However, there are some 
projects whose relative importance is signifi cant 
and are worth noting:

  • Lee Road Extension – There are a large 
number of southbound trips who currently 
make a left turn on to Highway 92 where 
Lee Road terminates.  The extension of 
Lee Road would complete a regional east-
west connection and prevent the exacerba-
tion of intersection delay caused by the 
heavy southbound left turn movements.

  • New parallel street – Over the long term, 
the parallel street will have the great-
est impact on shifting traffi c away from 
Highway 92 by accommodating local east-
west traffi c.

  • Deerlick Park/Chestnut Log School 
Trail – This represents an important fi rst 
step towards building bicycle and pedes-
trian networks by connecting the largest 
generators of bicycle and pedestrian trips 
– parks and schools.

  • Highway 92 Streetscape – This project 
provides a safe, continuous pedestrian 
connection along the corridor, linking all 
three centers.  Additionally, introduction 
of raised medians on Highway 92 will 
improve motor vehicle safety and capac-
ity by reducing mid-block turn movement 
confl icts.

The Lee Road extension will alleviate a burgeoning delay problem, where westbound vehicles must currently turn left and head south on 
Highway 92.
TAn off-road trail linking Deerlick Park and schools represents an important fi rst 

step toward building bicycle and pedestrian networks in the Highway 92 corridor
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Livability
The concept of ‘livability’ is more diffi cult to 
quantify than the market or mobility.  To evaluate 
any given LCI project’s contribution to livability, 
a decidedly more subjective and qualitative ap-
proach was taken, one that considers elements of 
place.

Placemaking and Livability

Placemaking refers to how a number of elements 
come together to create a unique identity and 
sense of place.  Important placemaking elements 
include:

Design at a human scale (streets, blocks, • 
etc.);
Connections to open space and public • 
places;
Gateway treatments and other ‘branding’ • 
elements, and
Mix of uses and building orientation.• 

Placemaking and livability are important to the 
Highway 92 corridor not only because of an en-
hanced quality of life, but because they contribute 
to the overall health of the corridor and its stain-
ability over the long term.

Rich street networks result in places that evolve at a 
human scale.

Important Placemaking Projects

Projects that make signifi cant contributions to 
placemaking in the Highway 92 corridor include:

Highway 92 Streetscape – The streetscape • 
will contribute to the overall image and 
identity for the corridor and help  to trans-
form Highway 92 itself from an exclusively 
automobile-oriented street to one that is 
more at a human scale.
New street between Old Lee Road and Lee • 
Road – This street is intended to serve as 
the main ‘spine’ for the Lee Road mixed 
use center and could ultimately become the 
destination for a multitude of trips into the 
area.
New parallel street –  Like Highway 92 • 
itself, the parallel street links each of the 
three nodes.  This street has the opportu-
nity to evolve at more of a human-scale, 
making it the more ‘people-oriented’ of the 
two.
New street networks - these projects pro-• 
mote a system of closely-knit, intercon-
nected streets.  This network results in 
a system of highly walkable blocks and 
smaller streets, creating numerous oppor-
tunities to create valuable public space and 
places for people to congregate.

Well-designed streets make places for people to interact.

Edgewood Mixed Use Center
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Highway 92 that experience signifi cant changes 
in longitudinal elevation, making the construc-
tion of streetscape enhancements diffi cult; special 
structures may be required in these situations.  
Topography and drainage are two of the biggest 
engineering challenges noted in the analysis.  
Project cost estimates have been revised to refl ect 
these issues.

Engineering Analysis
There are a number of potential physical and 
environmental constraints – topography, drain-
age, right of way, etc. – that could limit the ability 
to implement the projects recommended in the 
Highway 92 LCI Study.  An engineering analy-
sis was performed on each of the projects, which 
included a site check, aerial review and analysis of 
readily available GIS data (topography, wetlands, 
property boundaries, etc.).

While no projects are fatally fl awed, there are 
a number that present engineering challenges.  
For example, there are many locations along 

Highway 92 corridor experience signifi cant changes in elevation posing a challenges.

The rolling topography of the Highway 92 corridor  presents several challenges from an engineering standpoint.
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5. A Framework for 
Implementation
There are a number of strategies at the federal, state 
and local levels for implementing the project priori-
ties for the Highway 92 LCI as recommended in 
this study.  Each varies by eligibility, time frame and 
viability, be it from a competitiveness, administra-
tive or political standpoint.

By far, the most signifi cant barrier to implementing 
projects is the availability of funding.  As a result, a 
majority of the proposed strategies focus on funding 
sources.

The implementation matrix on the following pages 
summarizes the fi ndings from a review of all pro-
posed strategies.  It is intended to serve as a guide as 
the County moves forward with implementation.  

Strategies that represent the greatest potential for 
the Highway 92 corridor include:

  • Transportation Investment Generating 
Economic Recovery (TIGER):  This is a 
$1.5 billion portion of the economic stimu-
lus package.  Funding is awarded on a com-
petitive basis, although there are factors in 
the Highway 92 LCI’s favor:  the proposed 
evaluation factors align very well with the 
evaluation criteria for this study, including 
economic prosperity, mobility and livabil-
ity; it is doubtful that many other candidate 
projects are accompanied by an analysis that 
aligns as well.  Additionally, local agencies 
(such as Douglas County) can submit grant 
applications directly, meaning the projects 

will not be fi ltered through GDOT’s or the 
ARC’s prioritization process.

  • Transportation Enhancement (TE) 
Grant:  The Highway 92 LCI Plan in-
cludes many projects that meet the intent 
of this federal grant program:  enhance-
ment of bicycle and pedestrian facilities, 
landscaping, scenic and historic projects.  
Funding is limited and competition is 
high, but the LCI projects should compete 
favorable for funds provided they receive 
the necessary level of support.

  • Community Improvement District 
(CID):  CID’s have a favorable perception 
in the region thanks to several successful 
implementations.  A proposed CID and 
associated projects have a great chance 
of support by affected property owners, 
as most have a good sense of a value the 
proposed LCI project bring to the develop-
ment potential of their properties.

  • Special Purpose Local Option Sales Tax 
(SPLOST):  A county-wide SPLOST is 
currently under consideration.  Many LCI 
projects have a good chance at being in-
cluded in the capital projects list, provided 
the necessary coordination is achieved 
ahead of time.

  • Impact Fees:  Impact fees are currently 
under consideration for implementation 
by the County within the next two years.  
Projects that demonstrate signifi cant value 
to motor vehicle mobility (such as the Lee 
Road extension) typically are the best and 
most defensible projects for inclusion.

- Land Development Regulations:  Many 
of the essential components of the LCI vision – 
streetscape, connectivity, building orientation, 
etc. – will be implemented in large part through 
the Highway 92 Urban Design Overlay.  It is 

important that the County continue to be strong 
supporter of its implementation and monitor and 
revise as necessary and appropriate.

Proposed Framework
Using the implementation matrix as a guide, it is 
suggested that the County follow the steps below:

Pursue strategies with the highest viability 1. 
and shortest time frame fi rst.

For a given strategy, pursue the top candi-2. 
date project fi rst.

If the top candidate is already funded 3. 
or completed, move to the next highest 
candidate.

By using the approach, the County is assured that 
the top projects will receive comprehensive and 
exhaustive consideration for all viable strategies.

Ad Hoc Committee
The County should form an ad hoc committee 
comprised of property owners and others with a 
vested interest in the Highway 92 LCI to help 
steer the implementation effort.  This group can 
vet potential strategies, such as a Community 
Improvement District (CID), by serving as a 
sounding board.  Additionally, this group can 
be an important source for building momentum 
and support for LCI projects and recommended 
implementation strategies.

Potential ad hoc committee members could 
include:

County Commissioners• 
County Staff• 
Large property owners• 
Residents• 
Business operators• 
The real estate community• 

Top Ten Suggested 
Implementation Actions

1.     Complete a TIGER grant application for the Lee 
Road extension by the September 15th deadline.

2.     Coordinate with the Atlanta Regional Commission 
(ARC) about the potential for LCI, TE funding and 
other funding sources.

3.     Form an ad hoc committee of property owners and 
other interested parties to explore potential strategies 
and build momentum/support.

4.     Conduct an internal scan to determine if any 
strategies are pending – SPLOST, impact fee, etc.  
Ensure that Highway 92 LCI projects are included.

5.    Program funds for preliminary project phases (PE, 
ROW, etc.) for the most critical projects.

6.    Monitor the Highway 92 Urban Design Overlay to 
confi rm it achieves the vision set forth in the LCI 
Study.

7.     Review proposed connectivity standards in the 
Unifi ed Development Code to ensure they meet the 
spirit and intent of the LCI Study.

8.     Program an access management study for 
Highway 92.

9.     Program the conceptual design of the proposed 
Highway 92 parallel street for ROW acquisition 
purposes.

10.   Identify local revenue sources for projects that 
require a local match.

The highway 92 Urban Design Overlay is beginning to infl uence 
streetscape elements among new developments along the corridor.
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Strategy
Lead 

Agency Description Eligibility
Match 

Required

Likely 
Time 

Frame Potential Top Candidates Next Steps
Federal/State Grant

Livable Centers Initiative (LCI) ARC
STP discretionary funds set aside for capital projects 
that advance LCI areas.  Awarded on a competitive 
basis by the ARC. 

Any capital project identifi ed in an LCI 
Study and fi ve year work program.  
Must follow the STP process:  con-
cept plan, project development plan, 
etc.

20% Unknown Low

1.  N-6  Lee Road Extension
2.   N-7  New Street Between Lee Rd. and 

Old Lee Rd.
3.   O-2  Deerlick Park Chestnut Log School 

Trail

Inquiry to ARC about funding.

Congestion Mitigation 
and Air Quality (CMAQ) ARC Projects that help reduce transportation-related air pol-

lutants.  Awarded on a discretionary basis by the ARC.
Any road, transit or bicycle/pedes-
trian project that addresses pollutant 
reduction.

No 2012-2020 Med/Low
1.  T-1  Hwy 92 BRT
2.  N-6  Lee Road Extension
3.  O-2  Transportation Center Trail
4.  N-1A/1B New Parallel Street

Submit funding request to ARC.

Transportation Enhancement (TE) GDOT/ARC
Surface transportation projects related to bicycles 
and pedestrians, landscaping/scenic and/or historic 
projects.  Competitive application.

Any project that addresses bicycles, 
pedestrians, landscaping or scene 
enhancements

20% 2012-2020 Med
1.  S-17/18/15-B  Highway 92 Streetscape
2.  O-2/3/5  Off-road Trails
3.  S-11/4/5  Sidewalks
4.  T-1  Infrastructure related to Hwy 92 BRT

Surface Transportation Program 
(STP) GDOT/ARC Federal funds apportioned to states on a formula 

basis.

Any road on the State highway 
system that is:
 -  Pre-approved by GDOT
 -  Included in GDOT’s project prioriti-

zation process and 
 -  Included in the Long Range Trans-

portation Plan.

20% 2020-2030 Low
1.  N-6 Lee Road Extension
2.  N-1A/1B New Parallel Street

Prepare for next call for projects 
in 2010.  Apply for GDOT Proj-
ect No. and explore potential for 
inclusion in the LRTP.

Transit Grants (Section 5309) MARTA/ARC
Federal funds dedicate toward transit capital projects 
(guideways, buses).  Gateway projects require the 
completion of an Alternative Analysis study.  A local 
source for operating expenses must be identifi ed.

Any capital transit project 20%-50%
(100% operating) 2020-2030 Med/Low

1.  T-1  Hwy 92 BRT
2.   T-2  Downtown Douglasville - employ-

ment route.

Wait for ARC/MARTA to address 
BRT study.  Ensure BRT can be 
accommodated in any plans for 
Hwy 92.

Transportation Investment 
Generating Economic Recovery 
(TIGER)

DP&Z/DCDOT Funding ($1.5 billion) from the economic stimulus 
package for transportation projects.  Awarded on a 

Any capital transportation projects 
that meets a set list of criteria (eco-
nomic prosperity, mobility, livability, 
energy reduction, safety)

No 
(but encouraged) Immediate Med/High 1.  N-6 Lee Road Extension

2.  N-1A/1B New Parallel Street
Submit grant application by 
September 15, 2009.

County

Special Purpose Local Option 
Sales Tax (SPLOST) DCDOT Dedicated tax on all sales in Douglas County.  Voted 

on by referendum.
Any capital projects that would 
otherwise be funded through general 
revenues. 

No 2011-2015 Med

1.  N-6 Lee Road Extension
2.  N-1A/1B New Parallel Street
3.  S-17/18/15-B  Highway 92 Streetscape
4.  O-2/3/5  Off-road Trails
5.  S-11/4/5  Sidewalks

Coordinate with other County 
departments on likelihood/time 
frame for referendum.

General Revenue DCDOT Funding from Douglas County general revenue (prop-
erty taxes).

Any capital project at the County’s 
discretion. No Immediate Low 1.  N-6 Lee Road Extension

2.  N-1A/1B New Parallel Street

Explore possibility of using local 
funds as a match or to fund 
initial phases (PE, ROW, etc.) in 
advance of construction.

Tax Allocation District (TAD) DCDOT/DP&Z
A defi ned geographic area.  Projects are fi nanced 
through bond revenue, which is paid off through tax 
revenue increases.  Must be approved by 2/3 of prop-
erty owners within the proposed district.

Any capital projects voted on and 
within the district. No 2011-2015 Med/Low

1.  N-6 Lee Road Extension
2.  N-1A/1B New Parallel Street
3.   N-7  New Street Between Lee Rd. and 

Old Lee Rd.
4.  S-17/18/15-B  Highway 92 Streetscape
5.  O-2/3/5  Off-road Trails
6.  S-11/4/5  Sidewalks

Form ad hoc committee of 
property owners/stakeholders to 
explore potential.

Community Improvement District 
(CID) DP&Z

A special tax assessment within a defi ned geographic 
district.  Must be approved by 2/3 of property owners 
within the proposed district.

Any capital projects voted on and 
within the district. No 2011-2015 Med

1.  N-6 Lee Road Extension
2.  N-1A/1B New Parallel Street
3.   N-7  New Street Between Lee Rd. and 

Old Lee Rd.
4.  S-17/18/15-B  Highway 92 Streetscape
5.  O-2/3/5  Off-road Trails
6.  S-11/4/5  Sidewalks

Form ad hoc committee of 
property owners/stakeholders to 
explore potential.
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Strategy
Lead 

Agency Description Eligibility
Match 

Required

Likely 
Time 

Frame Potential Top Candidates Next Steps

Impact fee DCDOT A set fee charged to each new development.  Fee may 
be assessed county-wide or by special district.

Any capital project for which a rational 
nexus can be drawn to a the impact of 
a given development

No 2012-2020 Med
1.   N-6 Lee Road Extension
2.   N-1A/1B New Parallel Street
3.   N-7  New Street Between Lee Rd. and 

Old Lee Rd.

Be prepared when impact fees 
are addressed by the County 
within the next two years.

Regulatory

Land Development Regulations/
Design overlay DP&Z/DCDOT

Supplement to land development regulations; can ad-
dress items such as streetscape, building orientation, 
parking, connectivity, etc.  An overlay for Hwy 92 was 
recently adopted.  Connectivity standards are currently 
under development.

Projects that contribute to urban form; 
street network, streetscape, etc. NA Current High All streetscape, sidewalk and local street 

network projects.

Monitor the implementation of 
the Hwy 92 Urban Design Over-
lay and Unifi ed Development 
Code to ensure intent of LCI is 
being met.  Revise if necessary.

Traffi c impact study DCDOT/DP&Z
Developer-prepared study identifying impacts and pro-
posed mitigation measures.  This practice is currently 
used by DCDOT.

Projects that mitigate specifi c traffi c 
impacts. NA Current High Driveways/connectivity projects, small street 

links, intersection improvements.
Continue to require impacts 
studies as appropriate.

Access management DCDOT/DP&Z Standards that guide how land uses access public 
streets.

Any property that desires access to a 
public street for which standard have 
been adopted.

NA 2011-2015 Med NA Prepare an access management 
study for the Hwy 92 corridor.

Private Investment

Developer contribution Private Cash or right-of-way contributions from private sources 
(typically developers/property owners) Any project. NA Any Med

1.   N-6 Lee Road Extension
2.   N-1A/1B New Parallel Street (ROW)
3.   N-7  New Street Between Lee Rd. and 
Old Lee Rd.

Continue to coordinate with 
interested developers/property 
owners (see ad hoc committee)



Highway 92 Corridor

Supplemental Livable Centers Initiative Study28



Highway 92 Corridor

Supplemental Livable Centers Initiative Study 29

6.  Summary
The Highway 92 Livable Centers Initiative rep-
resents an important fi rst step towards creating 
an attractive, valuable and sustainable place along 
the Highway 92 corridor in Douglas County.  The 
Highway 92 LCI Supplemental Study helps bring 
the plan and vision closer to reality by setting 
priorities and identifying the most viable imple-
mentation strategies for those priorities.

The fi ndings presented in this Study represent 
a careful evaluation on the factors that have the 
greatest infl uence on the success of the Highway 
92 LCI and best meet the intent of the LCI 
Program goals.  Douglas County is encouraged 
to use the Study as a tool and a guide as it moves 
toward achieving its vision for the Highway 92 
corridor.
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7.  Appendices
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APPENDIX A:  Market Analysis Results
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APPENDIX B:  Traffi c Analysis
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APPENDIX C:  Engineering Assessment and Cost Estimates
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