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Highway 92 Corridor

1. EXxecutive
Summary

Highway 92 is one of the most significant 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 Leginning of this century. In re-
sponse to emerging growtl'l pressures, the County
applied for and was award a Livable Centers
Initiative (LCI) grant to &evelop a plan for the
Highway 92 corridor.

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

corridor.

The Market, Mobility and Livahility

A significant 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 first.

To set the priorities, the stucly team engagecl na
comprehensive and deliberate process of evaluat-
ing cach project. This evaluation focused on four

lzey criteria:

+  Market impact

High Priority Projects
(2-5 years)

.

Next Priority Projects
(5-10 years)

.

Long-Term Projects
(10 yearst)

PHYSICAL
CONSTRAINTS

7 ’WM//'// /,,,(, 7/ AS a result, high_

priority LCI
projects focus on
MOBILITY activating the Lee
Road intersection
by Luilding 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

LIVABILITY

+  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 signiﬁcant years of
al)sorption to reengage notable demand for ex-
1sting housing starts. The market-based imple-
mentation strategy proposecl 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 positionecl to serve

existing demand.

extension also ad-
dresses a critical
rnol)ility need ]:)y helping to J.isperse traffic where
it curren’cly ends at Highway 92.

Bomar Road will be the next center to clevelop
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 1onger term reclevelopment of Bomar Road.
Additionally, the Deerlick Park/Chestnut Log
School trail, which links up two parlzs 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 parauel to
Highway 92 isnot a high priority for the near

term. However, it is important that the c].esign of
the street be completec]. as soon as possi]ole so that
new deve]opment can dedicate right of way as it

comes online.

A Framework for Implementation

By far, the most significant barrier to implement-
ing projects is the availability of funding. Asa
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 paclzage. Fun(ling is awarded on a
competitive basis, a]though there are fac-
tors in the Highway 92 LCTI’s favor: the
propose(l evaluation factors align very well
with the evaluation criteria for this study,
inclucling economic prosperity, mol)ility
and 1ivabi1ity.

. Transportation Enhancement (TE) Grant:
The Highway 92 LCI Plan includes many
projects that meet the intent of this federal
grant program: enhancement of Licycle
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

13y affected property owners, as most have
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Hig}lway 92, Corridor

a goocl sense of a value the proposecl LCI By using the approach, the County is assured that
project l)ring to the clevelopment poten’cial the top projects will receive comprehensive and
of their properties. exhaustive consideration for all viable strategies.

*  Special Purpose Local Option Sales Tax
(SPLOST): A county-wide SPLOST is
currently under consideration. Many LCI
projects have a good chance at })eing 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 implementa’cion
1)y the County within the next two years.
Projects that demonstrate signiﬁcant value
to motor vehicle mobility (such as the Lee
Road extension) typically are the best and

most defensible projects for inclusion.

+ Land Development Regula’cions: Many of
the essential components of the LCI vi-
sion — streetscape, connectivity, Luilcling
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 first.

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

3. If the top candidate is already funded

or completed, move to the next highest
candidate.

2 Supplemental Livable Centers Initiative Stu(ly
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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 Higtiway 92 Corridor Plan

recommends a series of accessible, walkable, mixed

use centers that put jobs, stlopping, residences,
civic places and parks all within close proximity to
cach other.

The original LCI stuc].y for the Higtiway 92
Corridor sets a clear vision and plan for the cor-
ridor. The transportation network recommenda-
tions, which include specitic projects, follow sound
network p]anning principles and are consistent

with the land use and urban ctesign 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
benefits of the transportation projects and a ‘same

plan’ for implementing the projects.

The market has shifted ctramaticaﬂy since the

Higliway 92 L.CI Stucty was actoptect, ettectively
ctianging the ‘p]aying field’ for the corridor. The
County desires to ictentity the most realistic ap-
PI‘O&C]‘l for implementing the LCI projects given

the new market realities.

Highway 92 LCI Study

Highway 92 is one of the most significant north-
south corridors in Douglas County. High levels of
accessibility, combined with large tracts of vacant
1anct, made the corridor a target of growtti pres-
sure at the beginning of this century. In 2000,

the County successtuuy appliect for a LCI grant
to stu&y what tliey have deemed an ‘emerging’

corridor.

The Highway 92 L.CI 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

(3 ?
centers’:

* Lee Road
*  Bomar Road/Mack Road
o Hillcrest Drive/ Mictway Road

Each center blends mixed ctevelopment 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-

tami]y.

Key Goals

1. Encourage a diversity of residential neigti—
borhoods, employment, shopping and
recreation choices at the activity center and
town center level; tlousing should be given
strong focus to create mixed income neigti—
borhoods and support the concept of ‘aging
n place";

2. Provide access to a range of travel modes
including transit, roadways, Wallzing and
bilzing to enable access to all uses within
the stucty area;

3. Develop an outreach process that promotes
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 ctevelopment of
wa”zat)le, pe(iestrian—scaie Moclas;

The confluence 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 traffic safely and efficiently and pro-
vides alternatives to travel on Highway 92
itself.

S
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I

projects against a range of factors. A recommend-

Supplemental LCI Study
The Highway 92 LCI Study recommends over 50

intersection, sidewallz, streetscape, trail, transit,

ed phasing plan 1s presentecl, and implemen’ca’cion

measures are recommencled.

LEGEND
Intersection Improvements
Sidewalks

New Street Network

“a

and street network projects. While each project is

important to the overall &evelopment concept for

Highway 02, practical considerations require that

2h —AlMECR A —alla s "

cach project must be phased in over time.

%

Greenway / Multipurpose Trail

In 2008, the County successfully applie(l fora
Streetscape

Supplemental LCI grant to &evelop a plan for
l)ringing the Highway 92, LCI projects closer to
implementation. The Highway 92, Supplemental
LCI Stud.y carefully considers the merits of each

ALY

— Proposed Zoning Changes
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Hig’llway 92 Corridor

A significant 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 first.

To set the priorities, the Stuc],y Team engagecl na
comprehensive and deliberate process of evaluat-
ing each project. This evaluation focused on four

lzey criteria:

+  Market impact
+  Mobility
 Livability

*  Physical/environmental constraints

After consiclering the results of the evaluation, the
S’cuc].y Team parsecl ecach 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 five years.

¢ Next priority projects — these are the proj-
ects that should be pursued once the high
priority projects are completed are under-
way. The grounclworle for these projects
can be laid immediately, with the goal of
completion within the next five to 10 years.
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Higllway 92 Corridor

ID

Description

HIGH PRIORITY PROJECT (2-5 YEARS)

Location

Type of

Improvement

Community
Mobility Design Engineering

Mobility

*  Long term projects — these are projects that
can be pursuecl over the longer term (Le—

yond 10 years).

High Priority Projects (2 - 3 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

ajor mid-term catalyst

3 Propet is an important supporting element or long term catalyst
| 4. Project impacts are long term or not at all

 entire LCI mobility network for all/most modes

. ! ’.n the entire LCI mobility network for at least one mode or is an important long term mobility need
EE Pm]act‘s significance s tied to a single development cluster within the LCI area

extension also addresses a critical mobility need
by helping to disperse traffic where it currently
ends at Highway 92, thus establishing another

important connection to Interstate 20.

Bomar Road will be the next center to clevelop
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 groundworlz for
the 1onger term re(levelopment of Bomar Road.
Additionally, the Deerlick Park/Chestnut Log
School ‘crail, which links up two parles and two
schools across Highway 92, is a High Priority

Catalyst Streetscape: Highway 92 Streetscape with street trees, pedestrian lighting and concrete sidewalk with From Old Lee Road intersection to Streetscape $5.770.000
landscaped median islands Lake Monroe Road Improvements fosiit
Lee Road Extension: Extend Lee Road south and west towards Bomar Road - to coincide with the redevelopment ;

N6 | of vacant properties (cost: 4-lane road = $10,600,000/mile, not ncluding ROW) Fltioan giiay SZand EomarRowd: | New Siredt Netork _ S
Deerlick Park_.' Chestnut Log School Trail: This potential trail hegilns_at the Deerlick Park, travels a!ong anew Deerlick Park to e

0-2 street connection and connects to the Douglas County Soccer Association grounds. To be developed in conjunction - : : $400,000

3 Douglas County Soccer Association Bicycle Trails

with the redevelopment of the Cagle property

517 Catalyst Streetscape: Highway 92 Streetscape with street trees, pedestrian lighting and concrete sidewalk with Fram Bomar Road intersection to Streetscape

G ¥ : $1,120,000

landscaped median islands Stenger Road intersection Improvements
New Street: New Street connection across Highway 92 between Old Lee Road and Lee Road Extension. To R

et coincide with the development of Douglasville Depot site s ttikes HCHEHEeEHtIK b

N-1C Preliminary design of Project N-1 for ROW acquisition/planning purposes From Lake Monroe Road to Pine Drive | NA $280,000

N-11 New Street Network: Various network opportunities that are possible with the development of the Douglasville Ngar the intersection of Lee Road and Moo Siraat Metwonk N/A
Depot Site Highway 92

Market Impact Community Design

B 3 Proiaot isa suppnrtmg plammakmg component
‘4. Project has minimal benefit to placemaking or identity

Engineering Constraints

! ROW acquisition, wetland mtlgahun topography, alignment) in spot locations
BB Sevaml pommlal Issues (ROW acquisition, wetland mitigation, topography, alignment)

4. Project is potentially fatally flawed

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

Finaﬂy, the new street that runs parauel to
Highway 92 isnota high priority for the near
term. However, it is important that the clesign of
the street be completecl 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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Higllway 92 Corridor

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 first phase
of the new parallel street (from Bomar Road to
Lake Monroe Roacl), completion of local trans-
portation networks, expancling 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 traffic 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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Higllway 92 Corridor

HIGHWAY 92 CORRIDOR

Type of Community

| Description Location Improvement Market Mobility Design Engineering Cost

NEXT PRIORITY PROJECTS (5-10 YEARS)
Catalyst Streetscape: Highway 92 Streetscape with street trees, pedestrian lighting and concrete sidewalk with From Midway Road intersection to Streetscape $1.740,000
landscaped median islands W. County Line Road intersection Improvements s

z Parallel Street to Highway 92: New 2-lane street parallel to Highway 92 on the south side from Lake Monroe road | From Lake Monroe Road to o = o

N-1A to Pine Street (cost: 2-lane road = $5,000,000/mile, not including ROW); Phase 1 Bomar Road New Street Network 2 2 2 2 96,000,000
Chestnut Log School / Mt. Carmel School Trail: Potential trail connection along new street connection between Pedestrian and e ' ;

O4 | the Chestnut Log M. S on Pope Road and the Mt. Carmel E. S. on Bomar Road (5590,000/mile) it I Bicycle Trads 2 | 2 . FRI0000
Lee Road / Bomar Road Trail: Potential trail connection along the Lee Road across the 1-20 bridge, Lee Road Chapel Hill Road to new pudediar aid

0-3 Extension continuing along Bomar Road to Chapel Hill Road. To be developed in conjunction with new residential P ; : 2 2 2 3 54,430,000

: i : S. Sweetwater Road Bicycle Trails

development on the Richardson Property and new retail along Highway 92
Richardson Property Park and Greenway: Park improvement of portions of property in the Crooked Creek buffer

O-7 and along the draw beside the proposed Lee road Extension. Provides a contiguous greenway connection between | Richardson property QOpen Space 2 2 3 TBD
new residential development and the proposed village center on Highway 92. ($590,000/mile) _ |

511 Install Sidewalks: Mack Road ($344,000 per mile) From Highway 92 to Deerlick Park Pedestrian Sidewalks | 2 2 3 $240,000
Highway 92 Trail: Potential trail along Highway 92 from Hillcrest Dr. to Mt. Vernon Road developed in conjunction Pedestrian and o =

0-6B with Highway 92 st pe From Bomar Road to Mt. Vernon Road Bicycle Trails 2 2 3 3 $1,710,000

Cagle Property between the Douglas )
N-9 New Street Network: Various network opportunities that are possible with the redevelopment of the Cagle Property | County Soccer Assoc. Fields and Mew Street Network NA & 2 & N/A
Mt. Carmel Elementary School

N-10 New Street Network: Various network opportunities that are possible with the redevelopment of the Howell Howell Property between Stenger Road i St Natwoike NA 3 3 2 N/A
Property and Old Lee Road | J

N-12 Ngw Street Network: Various network opportunities that are possible with the development of the Behind the Douglasville Depot site New Street Neiwork NA 3 3 -.:2; N/A
Richardson property =

Market Impact Community Design

|3 Projectisan lrrportant supmrtmg element or long term catalyst B3 Prqmt isa supportmg placemahng component
['4.  Project impacts are long term or not at all ~ Project has minimal benefit to placemaking or identity
Mobility Engineering Constraints
erm significanc: ntire LCI mobility network for all/most modes M@ Nowconstrains 0000
-te "nilicanw {o the entire LCI mability network for at least one mode or is an important long term mobility need Some potential issues (ROW acquisition, wetland mitigation, topography, alignment) in spot locations
3 Prnjecl's signiﬂcame is tied to a single development cluster within the LCI area | 3. Several potential issues (ROW acquisition, wetland mitigation, topography, alignment)

@:Pﬁ]&ihas ‘minimal significance to the mobility network " 4. Project is potentially fatally flawed

8 Supplemental Livable Centers Initiative Stu(ly
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Long Term Projects (10 years+) e v e ‘
. , o i !
Long term projects comp]e’ce the ng}lway 92 LCI - i %,
transportation network. These are projects that ar
should come into focus only after the high and = = 5
next priority projects have been completed. How T W i A i,
soon each of these come online depends on how %’;ﬁ e 1 s PlAe, ]
e e ¢ { N A i
quickly the market rebounds and reacts to the {] 3 P s . 20 : <=y i
high and next priority projects. Long term proj- 14 W > i -Eun-m N -
LW Burnett % P
ects may be implemented sooner if opportunities o ‘___._t_!’gﬂ‘_ﬂ,\.{.f;"gu_l“--‘_q-“—qqq-m
arise (a Transportation Enhancement grant sud- g i i l
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 02 streetscape o4 e b
enhancements, arterial bus rapicl transit service - f :
on Highway 92 and completion of the trail and Placa g iF ] i i
sidewalk networks. "
i e e e L L L T T e gy
e o CF‘M\-"
e \ . e J A
N Pl | N F
LEGEND 77 .
e Mo
= LCI Boundary /N El— (=
occcoo Pedestrian Sidewalks s P
----- Pedestrian & Bicycle Trail - : /
e New Street Network L : F] f
------ Streetscape Improvements : il - (92)
) @  Intersection Improvements > 4 ¥ -
s Transit ot ; y sl g
/ : v, o gy 3 o f
agel Wil R8 i ‘f Res XN, 7 & E‘ 4 & ! 5

92 CORRIDOR LIVABLE CENTER

INITIATIVE

® TTIGHWAY

Highway 92 near the intersection of Hillcrest Drive.
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Highway 92 Corridor

Type of Community
ID Description Location Improvement Market Design Engineering
LONG-TERM PROJECTS (BEYOND 10 YEARS)
Arterial BRT: Plan and Implement feeder bus service on Highway 92 to connect to the transit center for service Highway 92 to Douglas County ;
T-1 3 Transit 2 2 3 TBD
to -20 BRT Transportation Center
i Chestnut Log School Road: New 2-lane connection between Pope Road and Mount Carmel Elementary Schoal Pope Road to Mt. Carmel
N5 (cost: 2-lane road = §5,000,000/mile, not including ROW) Elementary School New Street Network 2 3 2 $3,960,000
1 Network opportunities: Redevelopment of Old Strip Commercial : Various network connections that are possible | Mew City Police Station Site and S
e with redevelopment including extension of Sunset Dr. across Highway 92 Strip Shopping Center i [RSRUE g 2 L
3 Parallel Street to Highway 92: New 2-lane street parallel to Highway 92 on the south side from Lake Monroe . .
N1B | Road to Pine Strest (cost: 2-lane road = $5,000,000/mile, not including ROW); Phase 2 From Bomar Rozd to Pine Drive New Street Network £ . - 98,025,000
0-1 Deerlick Park/Powerline Easement Trail: This potential trail connects communities along the powerling easement | Lee Road to County Line Road as Pedestrian and 3 $1.269,000
from Lee Road to |-20 and beyond, to the Deerlick Park ($590,000/mile) Phase 1 Bicycle Trails —
Catalyst Streetscape: Highway 92 streetscape with street trees, pedestrian lighting and concrete sidewalk with From Vansant Road intersection to Streetscape
S-15A E : : : 3 $21,452,000
landscaped median islands Midway Road intersection Improvements
519 Catalyst Streetscape: Highway 92 Streetscape with street trees, pedestrian lighting and concrete sidewalk with From Stenger Road intersection to Streetscape 2 2 3 $7.920,000
landscaped median islands Old Lee Road intersection Improvements e
Network Opportunities: Deerlick Park to Douglas County Soccer Association. New 2-lane street connecting the
N4 Deerlick Park with the Douglas County Soccer Association across Highway 92 BetwonnPopel Rocd ond Bomer Road. | New SapatileGmn i s . e
New Street Network: Various network opportunities that are possible with the redevelopment of commercial and Between the Eagle Golf Course
b residential properties fronting Highway 92 Property and Highway 92 R 2 T g 2 4 s
08 County Line Road Trail: Potential trail connection along County Line Road from the intersection of Midway Road From the intersection of Midway Road Pedestrian and 3 3 2 $2.142,000
and Highway 92 to Lee Road. Provides trail connections to the Lithia Springs High School and Highway 92 to Lee Road Bicycle Trails T
: P . Pope Road to intersection of E—
54 Install Sidewalks: Midway Road ($344,000 per mile) o e [ Pedestrian Sidewalks 3 3 2 $617,000
S5 | Install Sidewalks: Hillcrest Drive, Sunset Drive and Skyview Circle. ($344,000 per mile) g:g;f: g:;?e Simsat Drive and Pedestrian Sidewalks 3 2 3 $526,000
' : : From Highway 92 to S
512 Install Sidewalks: Bomar Road ($344,000 per mile) e Pl Eliobekn Pedestrian Sidewalks 2 3 3 $669,000
7.2 Designate Future Transit Route that can connect downtown Douglasville with industrial areas along the Downtown Douglasville to Transit 3 3 8D
Chattahoochee, employment centers in South Fulton County and the Atlanta Airport Campbellton Road
i New Traffic Signal: Install new traffic signal to allow full access to new street network from Highway 92 (cost New street intersection on Highway 92 .
i determined using ARC costing tool) between Bomar Road and Pope Road et L g A
13 New Traffic Signal: Install new traffic signal to allow full access to new commercial development and street At new street between Old Lee Road Flrsatinimoioneinett NA 4 $160.000
network from Highway 92 (cost determined using ARC costing tool) and Lee Road on Highway 92 P '
New Street Network: Various network opportunities that are possible with the development of Commercial Between Old Lee Road and
b Property near Publix and the Senior Housing Site Highway 92 3SR L S : : bt
N-14 New Street Network: Extend Hillcrest Drive to Slater Mill Road (cost: 2-lane road = $5,000,000/mile, not including thveen Old Lee Road and e Shroet ok 3 4 3 $2.604,167
ROW) Highway 92
Market Impact Community Design
3 Pmpct isan wnportant supporting element or long term catalyst 3 Project is a wpportmg placemaking component
[ 4. Projectimpacts are long term or not at all 4. Project has minimal benefit to placemaking or identity
Mobility Engineering Constraints
= significance to the entire LCI mobility network for allimost modes _:_
P as near-term signrﬂcance to the entire LCI mobility network for at least one mode or is an important long term mobility need ential issues (ROW acquisition, wetland mitigation, topography, alignment) in spot locations
3 Pmbci‘s smnmcanoe is tied to a single development cluster within the LCl area 3 Savefal potenllal issues (ROW acquisition, wetland mitigation, topography, alignment)
[ 4. Project has minimal significance to the mobility netwark 4. Project is potentially fatally flawed
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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 feeiings about a

particular project or set of projects.

What follows is a summary of the more salient
points of the evaluation. The {in&ings described
here are reflected in the prioritization tables lo-
cated in Ciiapter 2.

The Highway 92 LCI Study was prepared against
the backdrop of heightened optimism about the
real estate market and potential for gl‘OWJCll and
cleveiopment. Oof course, recent events played out
both nationally and in the Atlanta region have
shifted the playing field dramatically. The col-
1apse of the real estate and financial 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 Higl‘iway 92 LCI Study envisioned a strong
retail corridor aiigning Highway 92 auowing a
iiealti'ly retail and residential para”ei street con-
necting all three major nodes of Hillcrest Drive/
Midway Road, Bomar Road and Lee Road. The
Stu&y assumed continued migration of residen-
tial growtil into Douglas County in the LCI study
area. The concentrated residential growth would
increase morning and afternoon peak hour traf-
fic aiong Highway 92 and therefore improve
retail growth. The market col]apse and continued
weakness in the retail and housing market has
created the need to reassess the plan as currentiy

proposec]..

Like most of the region, the corridor currently
suffers from a weak residential demand and sig-
nificant years of ai)sorption to reengage notable
demand for new iiousing starts. Until the excess
capacity is absorbed, there will be no signi{icant
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 l)y signi{'icant
retail centers within the five mile radius of the
intersection of Fairburn Road; most notaljly the
1arge 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 difficulty
being credible in this market as currently config-

urecl, i.e. small outparcei stand alone strip centers.

The LCI Study suggests small scale “village Main
Street retail” flanking and along a parallel street
south of Highway 92. This assertion is still very

much appropriate. The {ragiii’cy of the market
requires extremeiy Weli—positioned retail to en-
courage residential c].evelopment and sustain iong

term growti'l.

The suggestion of smaller scale village retail to
create a more unique opportunity for successful
node place maleing 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
grow’ch to complete masterpian implementation.
The LCI Study envisions major anchors and or
civic components to improve siiopping traffic and
potentialiy create a more compelling environment
for walkable neighborhoods at varying densities.
The current market does not chaﬂenge 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 peaiz hour vehicular trai{ic, and the compet-
ing retail existing in the five 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
1onger 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 unliizely that all three
nodes in the Higiiway 92 corridor will be able to
Viai)iy support new c].eveiopmen’c in the short term
(2-5 years). The new market para(iigm suggests a
greater need for a careiiully selected initial alloca-

tion of resources and infrastructure improvements

13% 8%

8% 10 22°%
DTta 1
4% 1o TOE
TO% to 277 |

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.

Supplemental Livable Centers Initiative Stucly
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1 “h dintersa;S. 3
RS ‘cr,oq

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

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 neighborhoo&s to
be served and has the greatest inventory of vacant
parcels. Appen&ix A provides greater detail on

tl'lis marlzet assessment.

As time progresses, growth would extend further

west along Highway 92, incorporating clesign
guidelines set forth at the Lee Road node. The

infrastructure investments will gra&uaﬂy improve
market perception and create better aesthetic con-
tinuity thru out the length of the corridor study

area.

Lee RO(Z(J

The most pronounced modification to the
Highway 92 LCI Stucly focuses primarily on this
interchange. The LCI Stucly 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 Annacewakee
Roacl, 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.

I&eally, a concentration of retail at this location
with the assistance of civig, medical oH‘ice, ete. will
encourage strong local traffic numbers and sup-
port continued retail and residential growth. As
recommended in the Highway 92 L.CI Study, a
strong vehicular and peclestrian para”el 1in12age
along Highway 92 connecting all nodes will rein-
force shopping traffic 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 traffic is stronger as well
asa signiﬁcant intangible of a more unique Sl‘lOP—
ping venue not currently provic].ecl in the imme-
diate market. All these factors support a better

chance of market Vi&l)ihty.

Macle ROGJ/BOWICH‘ ROCI(J Interclzange

The Highway 92 L.CI Study suggestec]. creating
stronger linlzages with the Deerlick parlz facil-

ity a]ong Mack Road and the soccer fields a]ong
Bomar Road. The Elementary and Middle school
locations made this a 1ogical area to reinforce
continued single family residential gl‘OW‘t]‘l as well
as linlzage infrastructure such as bike trails, side-

walks and jogging patl‘is. The proposec]. growth

plan to allocate resources focused on infrastruc-
ture improvements should continue to make this a
desirable location for sustained single £ami1y and
multi—{amily residential development. Current
market conditions do not chaﬂenge 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
neighborhoocl street outlets will be costly. The
majority of developments ﬂanleing both Bomar

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

12
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The Highway 92 streetscape project is an important ‘gateway’ treatment that will serve as a high visibility signal that the corridor is transforming.

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 significant 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

clevelopment pro—forma’s.

Hillorest 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 traffic and
competing s}lopping centers have made 1ong term
viability weak at best. The previous LCI Study
also suggestecl a more concentrated epicenter of
retail and civic growth. This location benefited

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 affluent households (annual incomes

of $60,000 and up and average home budgets

of $190,000 to $2 75,000). 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 overall approach for cleveloping

Highway is to focus on the Lee Road in-
tersection first. Extending Lee Road is the
first 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 traffic congestion
problem associated with the current “T"
configuration, 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 Lee Road extension will accelerate the development of walkable, mixed use streets off of Highway 92.

 Deerlick Park/Chestnut Log School Trail
— This is an important neighborhood ame-
nity that will reinforce several of the corri-

dor’s ]argest assets — parlzs and schools.

—

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

Supplemental Livable Centers Initiative Stucly
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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 traffic and provide highly
accessible opportunities for walking and bicycling.

Corridor-based bus rapi& transit (BRT) is identi-
fied asa strategy over the 1ong term.

The mobility analysis l)egins with an evaluation of
multi-modal networks. It then shifts to an analy—
sis of the traffic impacts of growth and A.evelop—

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,

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 ‘deficiencies’
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-
ng mobility benefits 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, peclestrian and
transit networks are also taken into account and

quantiﬁecl.

Short trips can be made on the local
street network

A A

<~ >

v v
Good connectivity

All trips must use the main highway
(i.e. SR 92}

Poor connectivity

Connectivity and Networks

Boundary for the Multi-modal Network Analysis

There are a number of different methods for
measuring network quality — network clensity,

polygons, volume to capacity, etc. For the LCI

The network density method takes the total num-
ber nodes divided })y the area, in square miles.
This is a good measure of the geograp}lic extent

Supp]ementa] Study, the connectivity ratio and

network density method were selected

{:OI' 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 hnlzs, or the
end point of a link (ie., a cul—cle—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.

Business as usual

Proposed network

Networks disperse traffic

14
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and richness of a network, rather than how well- 1n many locations — it is difficult to provide

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

connected it is. absolute comparisons between the network per-

formance measures of tlle LCI networlz anc]. lideal’

To demonstrate the benefits of an interconnected,
multi-modal network, comparisons were made
between the multi-modal networks proposed in
the Hig}lway 92 L.CI 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
peclestrian 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 arguecl that all low—speed,
low-volume streets are appropriate facilities for

peclestrians.

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 proposecl LCI network
intentiona”y includes new networks concurrent
with the cleve]opment of new neigh})orhoods

and several street extensions to build connectiv-
ity. The Status Quo includes many disconnected
neighborhoo&s and gaps in the network.

This difference is most clearly pronounced in the
l)icycle and peclestrian networks. Current]y, there
a very few sidewalks and no bicycle facilities in the
corridor, and the Status Quo perforrns extreme]y
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 stuc].y area — most no-

tal)]y the topographic barriers to l)uilcling networks

scores. However, it is safe to say that the {'inclings
of the network evaluation clearly demonstrate that

the LCI network provicles goocl connectivity for
the Highway 92 corridor.

Multi-modal Network Evaluation
Status LCI

Quo 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

. x
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Status Quo Pedestrian Network Links & Nodes
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Connectivity Index

Status Quo Bicycle Network

Multi-modal Network Analys
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Highway 92 Corridor

Tratfic Analysis

The Highway 92 corridor currently does not ex-
perience significant traffic or delay issues. In fact,
this can be considered one of its assets. Average
daily traffic 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 Traffic
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 traffic analysis was performe& to gain a bet-

ter unclerstancling of mol)ility impacts as the
Highway 92 corridor clevelops and the LCI rec-
ommendations are implementecl. The ARC's
travel demand model was used to estimate region-
al pass—tl'lrough trips (i.e., those with neither an
origin nor destination in the corridor) while trips
within the study area were genera’ced, distributed
and assigne& manually. More information on

the traffic analysis methoc].ology can be found in
Appenc].ix B.

Two scenarios were clevelopecl as part of the
traffic analysis — one for the LCI land use and
transportation project recommendations and
another based on the currently aclopte& land use
and zoning regulations in the city and county
(Status Quo). The second scenario provi(les a
basis for comparing the traffic 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 approxima’cely 120,000 trips per
c].ay at buildout, roughly 20 percent of those trips
are made ]:)y method other than &riving under the
LCI scenario (compare& to about one percent for
the Status Quo scenario). This signi{'icant mode
shift is d.irectly 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)

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 traffic forecasts were simulated

in SYNCHRO to estimate travel times on SR 92
under each scenario. Currently it takes roughly
five 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 traffic 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 lzeep increases in travel

time and d.elay on Highway 92 to a minimum:

*  The ability of the proposed network to
disperse traffic 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.

Supplemental Livable Centers Initiative Stu(ly
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Average Delay at Intersections (Minutes and Seconds) Average Delay at Intersections (Minutes and Seconds)

Today (2009) Status Quo at Buildout

Average Delay at Intersections (Minutes and Seconds)
LCI Plan at Buildout
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Top Mol)ility Projects

The overall value of the proposed multi-modal

networks and complemen’caty land use recommen-

dations to sustainable mobility over the long term

cannot be overstated. However, there are some

projects whose relative importance is significant

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 clelay caused })y the
heavy southbound left turn movements.
New parallel street — Over the long term,
the parallel street will have the great-

est impact on shi{ting traffic away from
Highway 92 by accommodating local east-
west traffic.

Deerlick Park/Chestnut Log School
Trail — This represents an important first
step towards })uilding bicycle and pe(].es—
trian networks by connecting the largest
generators of bicycle and pedestrian trips
— parks and schools.

Hig’hway 02 Streetscape — This project
provicles a safe, continuous pedestrian
connection along the corridor, hnlzing all
three centers. Aclclitionally, introduction
of raised medians on Highway 92 will
improve motor vehicle safety and capac-
ity l)y re(].ucing mid-block turn movement

conflicts.

An off-road trail linking Deerlick Park and schools represents an important first
step toward building bicycle and pedestrian networks in the Highway 92 corridor

The Lee Road extension will alleviate a burgeoning delay problem, where westbound vehicles must currently turn left and head south on

Highway 92.

22
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Livability

The concept of ‘livability’ is more difficult to
quantify than the market or mobility. To evaluate
any given LCI project’s contribution to livability,
a decidedly more subjective and qualitative ap-

proac}l was talzen, one that considers elements of

place.

Edgewood Mixed Use Center

Placemalzing’ and Lival)ility

Placemalzing refers to how a number of elements
come together to create a unique identity and
sense of place. Important placemalzing elements

include:

° Design at a human scale (streets, Lloclzs,
etc.);

*  Connections to open space and pul)lic
places;

* Qateway 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.

Important Placemalzing’ Projects

Projects that make significant contributions to

placemaking in the Highway 92 corridor include:

. Highway 92 Streetscape — The streetscape

will contribute to the overall 1image and
identity for the corridor and help to trans-
form Higl'lway 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 paraﬂel street links each of the
three nodes. This street has the opportu-
nity to evolve at more of a human—scale,
malzing it the more ‘people—oriented' of the
two.

New street networks - these projects pro-
mote a system of closely—lznit, 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.

g

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

y |

il

Well-designed streets make places for people to interact.

Supplemental Livable Centers Initiative Stucly
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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 boun&aries, etc.).

While no projects are fatally ﬂawecl, there are
a number that present engineering challenges.

For example, there are many locations along

y
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Highway 92, that experience signi{'ican’c changes

n longitu&inal clevation, malzing the construc-
tion of streetscape enhancements difficult; special
structures may be require& in these situations.
Topography and clrainage are two of the biggest
engineering challenges noted in the analysis.
Project cost estimates have been revised to reflect

these issues.

The rolling topography of the Highway 92 corridor presents several challenges from an engineering standpoint.

Highway 92 corridor experience significant changes in elevation posing a challenges.
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There are a number of strategies at the te(terai, state
and local levels for implementing the project priori-
ties for the Highway 92 L.CI 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 signi{icant barrier to implementing
projects is the availal)ility of tuncting. Asaresult, a
majority of the proposect strategies focus on tuncting

sources.

The implementation matrix on the following pages
summarizes the tind.ings 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 Higl‘iway 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 Dougias County) can submit grant

applications directly, meaning the projects

will not be filtered ttlrougti GDOT'’s or the

ARC’s prioritization process.

. Transportation Enhancement (TE)
Grant: The Higtxway 92 LCI Plan in-
cludes many projects that meet the intent
of this federal grant program: enhance-
ment of l)icycie and pectestrian facilities,
1anctscaping, scenic and historic projects.
Fun(i.ing is limited and competition 1s
tiigti, but the LCI projects should compete
favorable for funds provictect ttiey 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 proposect CID and
associated projects have a great chance
of support i)y affected property owners,
as most have a goo& sense of a value the
proposed LCI project bring to the ctevelop—
ment potentiai of their properties.

. Special Purpose Local Option Sales Tax
(SPLOST): A county-wide SPLOST is
currently under consideration. Many LCI
projects have a gooct chance at being in-
cluded in the capital projects list, provi(i.ect
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 signi{icant value
to motor vehicle moi)iiity (such as the Lee
Road extension) typicaily are the best and
most defensible projects for inclusion.

- Land Development Reguiations; Many
of the essential components of the LCI vision —
streetscape, connectivity, l)uil(i.ing orientation,

etc. — will be impiementect n targe part tl‘irougti
the Higtiway 92, Urban Design Overtay. Itis

important that the County continue to be strong
supporter of its implementation and monitor and

revise as necessary and appropriate.

Using the implementation matrix as a guide, it is
suggeste(t that the County follow the steps below:

1. Pursue strategies with the tligtlest viability

and shortest time frame first.

2. Fora given strategy, pursue the top candi-
date project first.

3. If the top candidate is aireacty funded

or compietef]., move to the next tiigtlest
candidate.

By using the approacti, the County is assured that
the top projects will receive comprel‘iensive and

exhaustive consideration for all viable strategies.

Ad Hoc Committee

The County should form an ad hoc committee
comprisect 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
confirm it achieves the vision set forth in the LCI
Study.

7. Review proposed connectivity standards in the
Unified 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. ldentify local revenue sources for projects that
require a local match.

The highway 92 Urban Design Overlay is beginning to influence
streetscape elements among new developments along the corridor.

Supplemental Livable Centers Initiative Stu(ly
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Strategy

Description

Eligibility

Match

Required

Likely

Time

Frame

Potential

Top Candidates

Next Steps

Federal/State Grant

Any capital project identified in an LCI

—_

. N-6 Lee Road Extension

(CID)

within the proposed district.

within the district.

. S-17/18/15-B Highway 92 Streetscape
. 0-2/3/5 Off-road Trails
. S-11/4/5 Sidewalks

explore potential.

STP discretionary funds set aside for capital projects | Study and five year work program. 2. N-7 New Street Between Lee Rd. and
Livable Centers Initiative (LCI) ARC that advance LCl areas. Awarded on a competitive Must follow the STP process: con- 20% Unknown Low Old Lee Rd. Inquiry to ARC about funding.
basis by the ARC. cept plan, project development plan, 3. 0-2 Deerlick Park Chestnut Log School
etc. Trail
. g 1. T-1 Hwy 92 BRT
. . , . ] Any road, transit or bicycle/pedes- ;
Congestion Mitigation Projects that help reduce transportation-related air pol- | . : y 2. N-6 Lee Road Extension . .
and Air Quality (CMAQ) HHE lutants. Awarded on a discretionary basis by the ARC. :re'?jﬂ (ﬂ{é’ﬂ,e"t thatizddresses pollutant 2 e Med/Low 3. 0-2 Transportation Center Trail Submit funding request to ARC.
: 4. N-1A/1B New Parallel Street
Surface transportation projects related to bicycles Any project that addresses bicycles, ; 812%}58/ gﬁﬁoség?gﬁg 92 Streetscape
Transportation Enhancement (TE) GDOT/ARC and pedestrians, landscaping/scenic and/or historic pedestrians, landscaping or scene 20% 2012-2020 : ;
. b LI 3. S-11/4/5 Sidewalks
projects. Competitive application. enhancements 4 T-1 Infrastructure related to Hwy 92 BRT
Any road on the State highway
system that is: Prepare for next call for project
. : - Pre-approved by GDOT 1. N-6 Lee Road Extension rrep P OJe?_S
?s“T";f;ce Transportation Program | gpojare | Federalfunds apportioned to states on a formula - Included in GDOT's project prioriti- 20% 2020-2030 Low 2. N-1A/1B New Parallel Street in 2010. Apply for GDOT Prof
is. zation process and gectI 0.an ?]xchi_\Eglz_ Igotentla or
- Included in the Long Range Trans- el i e '
portation Plan.
Federal funds dedicate toward transit capital projects 1. T-1 Hwy 92 BRT Wait for ARC/MARTA to address
; : (guideways, buses). Gateway projects require the - P 20%-50% i = N 5 BRT study. Ensure BRT can be
Transit Grants (Section 5309) MARTA/ARC completion of an Alternative Analysis study. A local Any capital transit project (100% operating) 2020-2030 Med/Low 2. -rLgntDr%VL\Jltnetown Douglasville - employ: accommodated in any plans for
source for operating expenses must be identified. : Hwy 92.
. Any capital transportation projects
gearrn‘:lg‘t)i:atII‘E):olrrn‘g;sig?eTove DP&Z/DCDOT Funding ($1.5 billion) from the economic stimulus that meets a set list of criteria (eco- No [ 1. N-6 Lee Road Extension Submit grant application by
(TIGER) 9 ry package for transportation projects. Awarded on a nomic prosperity, mobility, livability, (but encouraged) 2. N-1A/1B New Parallel Street September 15, 2009.
energy reduction, safety)
County
1. N-6 Lee Road Extension
. . . : Any capital projects that would 2. N-1A/1B New Parallel Street Coordinate with other County
ggfgﬂ?‘;"gﬁf&%ﬁl Option DCDOT Eﬁ%‘c?ﬁgrgarfdﬁr:nall sales in Douglas County. Voted otherwise be funded through general No 2011-2015 3. S-17/18/15-B Highway 92 Streetscape | departments on likelihood/time
y ' revenues. 4. 0-2/3/5 Off-road Trails frame for referendum.
5. S-11/4/5 Sidewalks
Explore possibility of using local
Funding from Douglas County general revenue (prop- | Any capital project at the County’s g 1. N-6 Lee Road Extension funds as a match or to fund
General Revenue DCROT erty taxes). discretion. No Immediate Low 2. N-1A/1B New Parallel Street initial phases (PE, ROW, etc.) in
advance of construction.
1. N-6 Lee Road Extension
, . . , 2. N-1A/1B New Parallel Street
A defined geagraphic area. Projects are financed ; ; 3. N-7 New Street Between Lee Rd. and Form ad hoc committee of
Tax Allocation District (TAD) DCDOT/DPgz | through bond revenue, wbich s paid off thiough tax | | Any capital projects voted on and No 2011-2015 Med/Low Old Lee Rd. oroperty owners/stakeholders to
rty O\lljv?\:arg \?vziﬂti?: the l:)?opgsae%pd?svtﬁ ot y 2footprop- | within the district 4. S-17/18/15-B Highway 92 Streetscape | explore potential.
e . .
5. 0-2/3/5 Off-road Trails
6. S-11/4/5 Sidewalks
1. N-6 Lee Road Extension
2. N-1A/1B New Parallel Street
q - A special tax assessment within a defined geographic - g 3. N-7 New Street Between Lee Rd. and Form ad hoc committee of
Community Improvement District DP&Z district. Must be approved by 2/3 of property owners Any capital projects voted on and No 2011-2015 Old Lee Rd. property owners/stakeholders to
4
5
6
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Likely

Top Candidates

Next Steps

Match Time
Strategy Description Eligibility Required Frame Potential
Impact fee pcDOT | Asetfes charged to each new development. Fee may | A0Y 922l Prolec of WitCh ?nISS‘é? . No 2012-2020
be assessed county-wide or by special district. a given development
Regulatory
Supplement to land development regulations; can ad-
: dress items such as streetscape, building orientation, . . .
Iﬁzg?glz%\(’e;ﬁg;nent Regulations/ DP&Z/DCDOT | parking, connectivity, etc. An overlay for Hwy 92 was Etrggf;ﬁcv%tﬂgogttrré%%%;% é"g?g form; NA Current
recently adopted. Connectivity standards are currently ’ it
under development.
Developer-prepared study identifying impacts and pro- g - i
Traffic impact study DCDOT/DP&Z | posed mitigation measures. This practice is currently rr;OJae&t: that mitigate specific traffic NA Current
used by DCDOT, pacts.
Standards that guide how land uses access public Any property that desires access o a
Access management DCDOT/DP&Z streets public street for which standard have NA 2011-2015
' been adopted.
Private Investment
Developer contribution T Cash or right-of-way contributions from private sources Any project. NA Any

(typically developers/property owners)

. N-6 Lee Road Extension

. N-1A/1B New Parallel Street

. 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.

All streetscape, sidewalk and local street
network projects.

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

Driveways/connectivity projects, small street

links, intersection improvements.

Continue to require impacts
studies as appropriate.

NA

Prepare an access management
study for the Hwy 92 corridor.

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)

Supplemental Livable Centers Initiative Stu(ly
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The Highway 92 Livable Centers Initiative rep-

resents an important frst step towards creating

an attractive, valuable and sustainable place along
the Hig}lway 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 {‘inclings presented in this Stuc].y represent

a careful evaluation on the factors that have the
greatest influence 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 S’cucly as a tool and a guid.e as 1t moves
toward achieving its vision for the Highway 92

corridor.

Supplemental Livable Centers Initiative Stucly
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1. Appendices
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APPENDIX A: Market Analysis Results
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HIGHWAY 92 SUPPLEMENTAL LCISTUDY
MARKET ANALYSIS

Overview:

The Highway 92 LCI Supplemental program has identified several projects we believe
will offer catalysts for the county to facilitate development within the prominent Douglas
County corridor. While the idea of government partnering to facilitate development has
positive signs in the market, private development is key to serving the community
growth. Reviewing the existing and past patterns in the market some general rules of
thumb on growing communities can be applied and some predictive measures can be
applied to target residents. For this project, we have enlisted the Claritas Prizm Market
Segment program to review the trends of the market for a five mile radius from the Lee
Road and Hwy 92 intersection.

Definitions:

According to Wikipedia: A market is a variety of different systems, institutions,
procedures, social relations and infrastructures whereby persons trade, and goods and
services are exchanged, forming part of the economy.

A market segment is a group of people or organizations sharing one or more
characteristics that cause them to have similar product and/or service needs. A true
market segment meets criteria that are distinct from other segments with product and/or
service needs.

System:

Consumer-based market segmentation provides a number of generic market segment
systems via the Claritas Prizm system which provides a broad segmentation of the
population of the United States based on the statistical analysis of census data (Cen D)
and consumer data (Con D), a blending known as psychographic data (Psy D).

Cen D + Con D = Psy

2008 PRIZM NE Segmentation System

06 Mainstream Families

Mainstream F amibes refars to a callection of seven segments of middie- and working-class child

filled househalds. While the adults is bro; hese are househokds

with at least ane chikl ender ome. And res an group share similar
i consurmplion ty price s-and ranking hi
‘R for ownng the W sty fiting

. M o wfiting
Iavge famikes in Ihe nabion's small towns: lots of sports, electionic toys, grocesies in bulk, snd
televised media

2008 Statistics:
US Households. 13789484
Median HH income: §46.939

Segments in this group are:

32 Naw Homesteadars
33 Big Sky Families

34 White Picket Fences
36 Blue-Chip Bluss

50 Kid Conmiry, USA

51 Shotguus & Pickups
52 Suburkan Piens e1s

54 Multi-Cultl Mesaic

acy Polcy | Laoal ifornafion | Cortact Us | 3

@it pemation | Cartact Us | S8 iraders
e Insaten sobslinns sum. madet segmartaben, six lossbon and targut maketing sofimare

Organizing Data:

The organization of this data is broken down into geographic regions of population
including: Urban, Suburban, Second City and Town & Country. The ages of census data
is broken down at the household level of younger years, family years and mature years.
Lastly, the consumer behavior is tracked from top to bottom on the spending levels.
Using these four geographic preferences for living and three life stage levels, Claritas has
formulated 66 unique buyer types.

With the ability to track these buyers by address, data is assimilated to create maps and
densities of the social groups for target marketing for businesses. Below is the list for 5-
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miles radius from the intersectection of Ga Hwy 92 and Lee Road.

PRIZM Household Distribution 2008
PRIZM Lee Rd & GA 92
[Radivs 3: LEE RD AT FAIRBURN ED, DOUGLASVILLE, GA , 000 - 500 Miles, Total
[PRIZM Area US Base
Code Name Househods Pet. Howsehols Pet. Index
05 Courkryn3guires 1134 418% 2228864 1.94% 149
02 BigFigh Stmall Pond 587 2.16% 2650000 231% 936
11 God s C ountry 357 205% 1209015 1.58% 1300
20 Fast Track Families 2458 905% 2007267 1.75% 5172
22 ¥ outg Influentials LEL 2.32% 1671154 1.46% 1392
23 Graenbelt Sports 2437 8974 1679640 1.46% 6128
25 C oty C asals 1936 T13% 1262064 1.62% 4391
(22 Traditional Times 833 30T 3333156 291% 1056
32 New Homiesteaders 4309 16.20% 253925 1.97% 8243
EX] BigSkyFamilies 411 1.51% 214596 1.90% 79.4
36 Blus- Chip Blsss 263 0.97% 1430045 1.25% 773
37 Maybermyplle 2007 7.30% 210693 2.34% 912
£33 Sunpls Pleaswes 300 1.10%% 203711 235% 470
42 Red White and Blues 1730 6.37% 1318372 1.15% 5542
43 Heartlarders 609 22%% 2346426 2.05% 1096
44 Hew Begrmings 401 1 48% 1708851 1.49% a9
42 ¥ oung and Rustic 1140 4 210% 2332043 2.03% 2065
42 American Classics 110 0.41% 1163395 1.01% 309
50 Kad Countty, USA 2536 9.30% 1492387 1.30% 7140
52 Subwrban Plonests 187 0.65% 1179749 1.03% 669
56 Crossroads Villagers 583 2.15% 2447545 2.13% 1oné
57 Old Millvowns 42 310 1207109 1.66% 1863
2] Badrock America 541 1.90% 2004027 1.83% 1091
26663 1
Tatal 27158 1000%s 11484201  100.00%% 1000
[FRIZM Clusters and 2002 E stim ates are Copymght by
[Claitas, Inc " Index" is defined as the ratio of the percent of
(househol ds for the cluster for the geographic ares of this
Ireport comparedto the *U 5. Houscholds Base Percent for
ithe clister, tmes 100
Order Number: DTG 1G5
[Prepared Om Wed May 06, 2002
[Project Code: Donglas C ourdy & 009 CLARTTAS NC AN aght resenmd
[Prepared Fer: Diengls C oardy, G Prpaed By: WAE Land, Inc.

When observing these segments. we discover some very exciting recent trends as well as
building for the future of this area. The top five segments in area households are
highlighted in gray. The greatest portion of population growth is in the relatively affluent
families drawn to the area. One of the target groups for the County identified as a target
segment appears to be solid within the study area is the number of Executive Level
homes {Country Squires). The index shows the overall percentage for the study area is
over two times or 214 percent of the national average for these executive households.

Targeting Segments:

Leveraging this data, a developer can generally use the standard 2.0 to 2.5X the average
household income to predict housing affordability. Below are a sampling of targets and
their median income levels which would assist a builder in identifying a subdivision to
serve the buyers likely to join the existing level of population in this area:

Segment Median Income Anticipated Home Budget™®
23 - Greenbelt Sports $58,000 190 - 275K
32 — New Homesteaders $58,000 190 — 275K
50 — Kid Country, USA 543,000 140 — 165K

F*Depending on credit worthiness and market interest rates, a monthly household income of $4.800 could
qualify for 225K home with 10% down, a 30-yr morigage at 7%, with a house maymeni of $1,350+/-.

Bottom Line Business:

In preparing a plan for a community, several forecasts are prepared with assumptions as
to demand, absorption of new homes, influx of new residents from out of state,
competition, as well as greater economic influences. During some of the most active
markets, it was not uncommon for a single community to be run by a single builder and
produce 100 to 150 closed homes a year. With the current economic climate, financing
challenges, and builder attrition, a community averaging 20 to 30 homes a year per price
point would be welcomed. As we explore economic tools to partner with developers, the
activity will not rebound until demand within the market makes a much bigger comeback.

Insuring the buyers are accommodated with the amenities and lifestyle choices outlined
within the buyer profiles, targeted buyers are more easily drawn to matching the market
segments their attracted to, as birds of a feather always flock together. See appendix for
additional data on market segments. More information can be obtained at
www.MyBestSegments.com.
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-84.609244

1.00

-84.669244

3.00

-84.609244

5.00

33.732820

0.00

33.732826

0.00

33.732820

0.00

Center Point;
Circle/Band:
Center Point:
Circle/Band:
Center Point:

Household Current-Year
Lee Road & Ga Hwy 92 Snapshot
Appendix: Area Listing

Radius 1
Radius 2
Radius 3

LEE RD AT FAIRBURN RD
DOUGLASVILLE, GA 30135
LEE RD AT FAIRBURN RD
DOUGLASVILLE, GA 30135
LEE RD AT FAIRBURN RD

DOUGLASVILLE, GA 30135

Radius Definition:
Radius Definition:
Radius Definition:

Area Name:
Type:

Area Name:

Area Name:
Type:

Type

Circle/Band:

Project Information:

1

Site:

Order Number: 967657201

[Z] SireRePoRTS

© 2009 CLARITAS INC. All rights reserved.

Claritas Tech Support: 1 800 866 6511
Prepared By:

Page 3 of 3

Prepared on:  Tues May 03, 2009
Prepared For: Douglas Co. Planning

LARITAS

G

Atlanta Real Estate Market Data

March 3, 2009

The following market report for real estate in Atlanta represents year-end data gathered
from 36 areas in the First Multiple Listing Service (FMLS). The data reflects Single
Family Detached Residences primarily with a few statistics representing the
Condo/Townhouse market.

The areas include most of the following counties: Cherokee, Forsyth, East Cobb, N.
Fulton, Gwinnett, Paulding, West Cobb, Inside Perimeter, Dekalb and Douglas.

L.
2.

3.

10.
. Median number of days on market (DOM) for Condo/Townhouse increased every

11

12.

13,

14

15.

16.

Median sales price for re-sales declined more than new construction prices.
Median days on market 3 times longer when sellers overprice and have to reduce
price to sell.

Sellers who had to reduce prices averaged 87% of listing price vs. 96.5% of
listing price with no price reduction.

Median sales price in 4th Qtr 2008 lower than any period since 2003. Median
price is $170,000.

Gap in List Price to Sales Price in 4th Qtr 2008 vs. 2007 greatest under $200,000
(17.8%) and above $750,000 (9.4%).

Percentage of transactions requiring price reduction in 2008 grew to 50%.
Months supply of listing inventory slightly decreased monthly in 2008 since July.
Inventory in July was 13 months; December declined to 10 months of inventory.
Foreclosed property sales in 2008 represented 23.6% of total sales. In the
<$100K price range, 42.8% of sales were foreclosures. This range is where most
of the foreclosures are.

Percentage of properties requiring price reductions in 2008 greatest in the $100K -
$299K range (54.9%) and the $500K - $749K price range (51.3%).
Condo/Townhouse sales in 2008 down 29% vs. 2007.

quarter of 2008 except the 4th Qtr where DOM decreased compared to 2007.
Ninety-Four DOM average in 2008 - 20% down in the 4th Qtr.
Condo/Townhouse Sales Price as % of List Price increased in the $750K+ price
range.

New Construction sales down 3.4%. Re-sales down 12.4%.

. National Association of Realtors reports 41% of sales across the country were

first time home buyers.

Residential 2008 Sales in 36 FMLS areas: 33,856 - down 22% from 2007.
Condo/Townhome 2008 Sales is 7,056 — down 29% from 2007.

Georgia Real Estate Commission reports 2008 vs. 2007 - Agent License Renewal
down by 8,080. Firm Renewals down 1,460 2008 vs. 2007. New License issued
in 2007 - 10,290. New Licenses issued in 2008 - 5,655,

The data was compiled by Chuck Carr of Chartmaster Serviees, LLC. It is believed to be accurate but not warranted.
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Highway 92 Corridor

PRIZM Household Distribution 2008
PRIZM Lee Rd & GA 92

Radius 1: LEE RD AT FAIRBURN RD, DOUGLASVILLE, GA , 0.00 - 1.00 Miles, Total

PRIZM Area US Base

Code Name Households Pct. Households Pct. Index
44 New Beginnings 0 0.00% 1708851 1.49% 0.0
45 Blue Highways 0 0.00% 1930410 1.68% 0.0
46 Old Glories 0 0.00% 1112833 0.97% 0.0
47 City Startups 0 0.00% 1270164 1.11% 0.0
48 Young and Rustic 62 3.90% 2332043 2.03% 191.9
49 American Classics 0 0.00% 1163895 1.01% 0.0
50 Kid Country, USA 265 16.68% 1492387 1.30%  1,281.7
51 Shotguns and Pickups 1 0.06% 1936554 1.69% 37
B Suburban Pioneers 0 0.00% 1179749 1.03% 0.0
53 Mobility Blues 0 0.00% 1329392 1.16% 0.0
54 Multi-Culti Mosaic 0 0.00% 1905706 1.66% 0.0
55 Golden Ponds 3 0.19% 1840549 1.60% 11.8
56 Crossroads Villagers 6 0.38% 2447545 2.13% 17.7
57 Old Milltowns 16 1.01% 1907109 1.66% 60.6
58 Back Country Folks 0 0.00% 2496583 2.18% 0.0
59 Urban Elders 0 0.00% 1488384 1.30% 0.0
60 Park Bench Seniors 0 0.00% 1198514 1.04% 0.0
61 City Roots 0 0.00% 1299001 1.13% 0.0
62 Hometown Retired 0 0.00% 1249987 1.09% 0.0
63 Family Thrifts 0 0.00% 1889090 1.65% 0.0
o4 Bedrock America 16 1.01% 2094027 1.83% 550
65 Big City Blues 0 0.00% 1256172 1.10% 0.0
66 Low-Rise Living 0 0.00% 1610086 1.40% 0.0
67 Unclassified 0 0.00% 0

Total 1588  99.94% 114694201  100.00% 99.9
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PRIZM Household Distribution 2008
PRIZM Lee Rd & GA 92

Radius 2: LEE RD AT FAIRBURN RD, DOUGLASVILLE, GA , 0.00 - 3.00 Miles, Total

PRIZM Area US Base
Code Name Households Pct. Households Pct. Index
01 Upper Crust 0 0.00% 1742531 1.52% 0.0
02 Blue Blood Estates 0 0.00% 1120513 0.98% 0.0
03 Movers and Shakers 0 0.00% 1829996 1.60% 0.0
04 Young Digerati 0 0.00% 1374532 1.20% 0.0
05 Country Squires 328 3.77% 2228804 1.94% 194.2
06 Wimner's Circle 0 0.00% 1252376 1.09% 0.0
07 Money and Brains 0 0.00% 2276044 1.98% 0.0
08 Executive Suites 0 0.00% 1042964 0.91% 0.0
09 Big Fish, Small Pond 215 2.45% 2650000 2.31% 106.1
10 Second City Elite 0 0.00% 1334738 1.16% 0.0
il God's Country 157 1.81% 1809015 1.58% 114.5
12 Brite Lites, Li'1 City 0 0.00% 1684312 1.47% 0.0
I3 Upward Bound 0 0.00% 1801150 1.57% 0.0
14 New Empty Nests 0 0.00% 1213465 1.06% 0.0
15 Pools and Patios 0 0.00% 1505292 1.31% 0.0
16 Bohemian Mix 0 0.00% 2020210 1.76% 0.0
17 Beltway Boomers 0 0.00% 1102507 0.96% 0.0
18 Kids and Cul-de-Sacs 0 0.00% 1862336 1.62% 0.0
I Home Sweet Home 0 0.00% 2100749 1.83% 0.0
20 Fast-Track Families 786 9.04% 2007267 1.75% 5168
&l Gray Power 0 0.00% 1056111 0.92% 0.0
22 Young Influentials 0 0.00% 1671154 1.46% 0.0
23 Greenbelt Sports S5 6.36% 1679640 1.46% 4345
24 Up-and-Comers 0 0.00% 1355455 1.18% 0.0
25 Country Casuals 675 7.77% 1862064 1.62% 478 4
26 The Cosmopolitans 0 0.00% 1324716 1.15% 0.0
B7 Middleburg Managers 0 0.00% 2087849 1.82% 0.0
28 Traditional Times 273 3.14% 3333156 2.91% 108.1
29 American Dreams 0 0.00% 2443626 2.13% 0.0
30 Suburban Sprawl 0 0.00% 1504821 1.31% 0.0
&l Urban Achievers 0 0.00% 1707456 1.49% 0.0
32 New Homesteaders 1617 18.61% 2253925 1.97% 946.9
33 Big Sky Families 148 1.70% 2184896 1.90% 89.4
34 White Picket Fences 0 0.00% 1406222 1.23% 0.0
35 Boomtown Singles 0 0.00% 1453083 1.27% 0.0
36 Blue-Chip Blues 0 0.00% 1430045 1.25% 0.0
37 Mayberry-ville 938 10.79% 2910693 2.54% 4253
38 Simple Pleasures 121 1.39% 2693711 2.35% 59.3
39 Domestic Duos 0 0.00% 1367211 1.19% 0.0
40 Close-In Couples 0 0.00% 1316548 1.15% 0.0
41 Sunset City Blues 0 0.00% 1888929 1.65% 0.0
42 Red, White and Blues 918  10.56% 1318372 1.153% 919.0
B Heartlanders 272 3.13% 2346426 2.05% 153.0
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Highway 92 Corridor

PRIZM Household Distribution 2008

PRIZM Lee Rd & GA 92

Radius 2: LEE RD AT FAIRBURN RD, DOUGLASVILLE, GA , 0.00 - 3.00 Miles, Total

PRIZM Area US Base

Code Name Houscholds Pct. Households Pct. Index
44 New Beginnings 0 0.00% 1708851 1.49% 0.0
45 Blue Highways 13 0.15% 1930410 1.68% 8.9
46 Old Glories 0 0.00% 1112833 0.97% 0.0
47 City Startups 0 0.00% 1270164 1.11% 0.0
48 Young and Rustic 261 3.00% 2332043 2.03% 147.7
49 American Classics 0 0.00% 1163895 1.01% 0.0
50 Kid Country, USA 1078 12.41% 1492387 1.30% 953.4
51 Shotguns and Pickups 32 0.37% 1936554 1.69% 218
52 Suburban Pioneers 0 0.00% 1179749 1.03% 0.0
53 Mobility Blues 0 0.00% 1329592 1.16% 0.0
54 Multi-Culti Mosaic 0 0.00% 1905706 1.66% 0.0
55 Golden Ponds 25 0.29% 1840549 1.60% 157
56 Crossroads Villagers 55 0.63% 2447545 2.13% 297
57 0ld Milltowns 111 1.28% 1907109 1.66% 76.8
58 Back Country Folks 14 0.16% 2496583 2.18% 7.4
518 Urban Elders 0 0.00% 1488384 1.30% 0.0
60 Park Bench Seniors 0 0.00% 1198514 1.04% 0.0
61 City Roots 0 0.00% 1299001 1.13% 0.0
62 Hometown Retired 0 0.00% 1249987 1.09% 0.0
63 Family Thrifts 0 0.00% 1889090 1.65% 0.0
64 Bedrock America 102 1.17% 2094027 1.83% 643
65 Big City Blues 0 0.00% 1256172 1.10% 0.0
66 Low-Rise Living 0 0.00% 1610086 1.40% 0.0
67 Unclassified 0 0.00% 0

Total 8690 100.00% 114694201  100.00% 100.0
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PRIZM Household Distribution 2008
PRIZM Lee Rd & GA 92

Radius 3: LEE RD AT FAIRBURN RD, DOUGLASVILLE, GA , 0.00 - 5.00 Miles, Total

PRIZM Area US Base
Code Name Households Pct. Households Pct. Index
01 Upper Crust 0 0.00% 1742531 1.52% 0.0
02 Blue Blood Estates 0 0.00% 1120513 0.98% 0.0
03 Movers and Shakers 0 0.00% 1829996 1.60% 0.0
04 Young Digerati 0 0.00% 1374532 1.20% 0.0
05 Country Squires 1134 4.18% 2228804 1.94% 214.9
06 Winner's Circle 2 0.01% 1252376 1.09% 0.7
07 Money and Brains 0 0.00% 2276044 1.98% 0.0
08 Executive Suites 0 0.00% 1042964 0.91% 0.0
09 Big Fish, Small Pond 587 2.16% 2650000 2.31% 93.6
10 Second City Elite 0 0.00% 1334738 1.16% 0.0
11 God's Country 557 2.05% 1809015 1.58% 130.0
12 Brite Lites, Li'l City 0 0.00% 1684312 1.47% 0.0
3 Upward Bound 0] 0.00% 1801150 1.57% 0.0
14 New Empty Nests 14 0.05% 1213465 1.06% 49
15 Pools and Patios 22 0.08% 1505292 1.31% 6.2
16 Bohemian Mix 0 0.00% 2020210 1.76% 0.0
17 Beltway Boomers 29 0.11% 1102507 0.96% 11.1
18 Kids and Cul-de-Sacs 11 0.04% 1862336 1.62% P15
19 Home Sweet Home 47 0.17% 2100749 1.83% 9.4
20 Fast-Track Families 2458 9.05% 2007267 1.75% Sil7 2
21 Gray Power 0 0.00% 1056111 0.92% 0.0
22 Young Influentials 630 2.32% 1671154 1.46% 159.2
23 Greenbelt Sports 2437 8.97% 1679640 1.46% 612.8
24 Up-and-Comers 0 0.00% 1355455 1.18% 0.0
25 Country Casuals 1936 7.13% 1862064 1.62% 439.1
26 The Cosmopolitans 0 0.00% 1324716 1.15% 0.0
27 Middleburg Managers 0 0.00% 2087849 1.82% 0.0
28 Traditional Times 833 3.07% 3333156 2.91% 105.6
29 American Dreams 0 0.00% 2443626 2.13% 0.0
30 Suburban Sprawl 49 0.18% 1504821 1.31% 138
31 Urban Achievers 0 0.00% 1707456 1.49% 0.0
New Homesteaders 4399 16.20% 2253025 1.97% 8243
a3 Big Sky Families 411 1.51% 2184896 1.90% 79.4
34 White Picket Fences 0 0.00% 1406222 1.23% 0.0
35 Boomtown Singles 0 0.00% 1453083 1.27% 0.0
36 Blue-Chip Blues 263 0.97% 1430045 1.25% LT}
37 Mayberry-ville 2007 7.39% 2910693 2.54% 291.2
B Simple Pleasures 300 1.10% 2693711 2.35% 47.0
39 Domestic Duos 83 0.31% 1367211 1.19% 256
40 Close-In Couples 0 0.00% 1316548 1.15% 0.0
41 Sunset City Blues 0 0.00% 1888929 1.65% 0.0
42 Red, White and Blues 1730 6.37% 1318372 1.15% 5542
43 Heartlanders 609 2.24% 2346426 2.05% 109.6
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Hig}lway 92, Corridor

PRIZM Household Distribution 2008

PRIZM Lee Rd & GA 92

Radius 3: LEE RD AT FAIRBURN RD, DOUGLASVILLE, GA , 0.00 - 5.00 Miles, Total

PRIZM Area US Base

Code Name Households Pct. Households Pct. Index
44 New Beginnings 401 1.48% 1708851 1.49% 99.1
45 Blue Highways 15 0.06% 1930410 1.68% 33
46 Old Glories 75 0.28% 1112833 0.97% 285
47 City Startups 0 0.00% 1270164 1.11% 0.0
48 Young and Rustic 1140 4.20% 2332043 2.03% 200.5
49 American Classics 110 0.41% 1163895 1.01% 39.9
50 Kid Country, USA 2526 9.30% 1492387 1.30% 714.9
51 Shotguns and Pickups 42 0.15% 1936554 1.69% 92
52 Suburban Pioneers 187 0.69% 1179749 1.03% 66.9
53 Mobility Blues 0 0.00% 1329592 1.16% 0.0
54 Multi-Culti Mosaic 0 0.00% 1905706 1.66% 0.0
55 Golden Ponds 130 0.48% 1840549 1.60% 29.8
36 Crossroads Villagers 583 2.15% 2447545 2.13% 100.6
57 0Old Milltowns 842 3.10% 1907109 1.66% 186.5
58 Back Country Folks 15 0.06% 2496383 2.18% 2.5
59 Urban Elders 0 0.00% 1488384 1.30% 0.0
60 Park Bench Seniors 0 0.00% 1198514 1.04% 0.0
61 City Roots 0 0.00% 1299001 1.13% 0.0
02 Hometown Retired 0 0.00% 1249987 1.09% 0.0
63 Family Thrifts 0 0.00% 1889090 1.65% 0.0
64 Bedrock America 541 1.99% 2094027 1.83% 109.1
65 Big City Blues 0 0.00% 1256172 1.10% 0.0
66 Low-Rise Living 0 0.00% 1610086 1.40% 0.0
67 Unclassified 0 0.00% 0

Total 27155  100.00% 114694201  100.00% 100.0

PRIZM Clusters and 2008 Estimates are Copyright by Claritas, Inc. " Index" is defined as the ratio of the percent of houscholds for the
cluster for the geographic area of this report compared to the "U.S. Houscholds Base Percent” for the cluster, times 100.
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Area Name:
Type: Radius |
Radius Definition:

PRIZM Household Distribution 2008
PRIZM Lee Rd & GA 92

Appendix: Area Listing

Reporting Detail: Aggregate Reporting Level:  Block Group

LEE RD AT FAIRBURN RD
DOUGLASVILLE, GA 30135

Area Name:
Tvpe: Radius 2

Radius Definition:

Latitude/Longitude 33.732826 -84.669244
Radius 000 - 100

Reporting Detail: Aggregate Reporting Level: Block Group

LEE RD AT FAIRBURN RD
DOUGLASVILLE. GA 30135

Area Name:
Type: Radius 3
Radius Definition:

Latitude/Longitude 33.732826 -84.009244
Radius 0.00 - 3.00

Reporting Detail: Aggregate Reporting Level:  Block Group

LEE RD AT FAIRBURN RD
DOUGLASVILLE, GA 30135

Project Information:

Latitude/Longitude 33.732826  -84.609244
Radius 000 - 500

Site: 1
Order Number: 967661655
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APPENDIX B: Traffic Analysis
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Highway 92 Corridor

TRAFFIC ANALYSIS
INTRODUCTION

This traffic analysis, conducted as part of this supplemental LCI study, was performed to
assess the mobility benefits related to the following:

1. LCIland use plan (versus the ‘Status Quo’ land use plan), and
2. Transportation improvements to the roadway network in the vicinity of the study
area.

LAND USE PLANS

The LCI land use plan, as proposed in the original Highway 92 Corridor LCI Study, can
be described as a high quality, mixed use and pedestrian and bike friendly development
plan. The traffic impacts related to this plan is compared to a ‘Status Quo’ land use plan
in this traffic analysis. A ‘Status Quo’ land use plan can be described as a conventional
development plan which involves disorganized developments resulting in overall poor
quality development of the region.

TRANSPORTATION IMPROVEMENTS

Several transportation improvements were identified in the original Highway 92 Corridor
LCI Study. The following improvements were analyzed in this traffic analysis:

1. Lee Road Extension: This improvement involves extending Lee Road from
Highway 92 to Bomar Road.

2. Parallel Street to Highway 92: This improvement involves building a new street
from Lake Monroe Road to Pine Street. This street is proposed to be built parallel
to and south of Highway 92, providing access to the various land uses along
Highway 92.

MOBILITY BENEFIT ESTIMATION

The improvement in travel delay at key intersections along Highway 92 and the
improvement in travel speeds along the Highway 92 corridor were selected as the key
measures of effectiveness to estimate the mobility benefits. The travel delay at the
intersections and the travel speeds along Highway 92 were calculated based on
methodologies outlined in the 2000 Highway Capacity Manual (HCM) and the Synchro
7.0 software program. The following signalized intersections were included in this
analysis to calculate the improvement in travel delays:

Highway 92/ Midway Road

Highway 92/ Pope Road/ West County Line Road
Highway 92/ Bomar Road/ Mack Road

Highway 92/ Lee Road

Ll e

ANALYSIS METHODOLOGY
The methodology followed in this traffic analysis is listed as follows:

1. The year 2030 was selected as the ‘Analysis Year’ to represent the build-out of
the Highway 92 LCI plan.

2. The traffic generated by the LCI land use plan and the ‘Status Quo’ land use plan
were estimated based on the corresponding development plans.

3. The 2030 Analysis Year With LCI land use plan traffic volumes were calculated
by adding the traffic generated by the LCI land use plan to the 2030 Analysis
Year background traffic volumes. The 2030 Analysis Year background traffic
volumes were calculated by assuming a 1.50 percent annual growth in traffic
along Highway 92 and at the study intersections from the existing year traffic to
year 2030.

4. The 2030 Analysis Year With ‘Status Quo’ land use plan traffic volumes were
calculated by adding the traffic generated by the ‘Status Quo’ land use plan to the
2030 Analysis Year background traffic volumes.

5. The 2030 Analysis Year With LCI land use plan traffic conditions and the 2030
Analysis Year With ‘Status Quo’ land use plan were analyzed using the
corresponding traffic volumes using the Synchro 7.0 software program.

6. The 2030 Analysis Year With LCI land use plan traffic volumes were used to
analyze the benefits related to the two network improvement projects.
ANALYSIS RESULTS
As discussed earlier the traffic generated by the LCI land use plan and the *Status Quo’
land use plan were estimated based on the corresponding development plans. The trip

generation for the LCI land use plan and the ‘Status Quo’ land use plan are shown in
Table 1.

Table 1. Trip Generation

Trip Generation AM Peak Hour | PM Peak Hour
LCI Land Use Plan 3,982 5,354
‘Status Quo’ Land Use Plan 5,217 6,770
Reduction in trips due to LCI Land Use Plan

compared to ‘Status Quo’ Land Use Plan 1,235 (23.7%) 1,416 (20.9%)

As shown in Table 1, the generated by the LCI land use plan is approximately 6.3% and
6.5% lower than the ‘Status Quo’ land use plan for the AM and PM peak hours

Supplemental Livable Centers Initiative Stucly




Hig}lway 92, Corridor

respectively. This reduction in the number of trips can be attributed to the mixed use
nature of the LCI land use plan. Additionally, the LCI land use plan also supports a
multimodal transportation network with improved transit, pedestrian and bike traffic.

The 2030 Analysis Year With LCI land use plan traffic conditions and the 2030 Analysis
Year With ‘Status Quo’ land use plan were analyzed using the corresponding traffic
volumes using the Synchro 7.0 software program. The average delay at the study area
intersections were determined under traffic conditions based on both land use plans. The
result of this intersection analysis is shown in Table 2, which presents the reduction in
intersection travel delay (in seconds per vehicle) obtained under the LCI land use plan
compared to the ‘Status Quo’ land use plan. As shown in Table 2, significant reduction
in intersection travel delay can be achieved by implementing the LCI land use plan as
opposed to the ‘Status Quo’ land use plan. In addition to the intersection analysis, the
operation of Highway 92 was also analyzed under traffic conditions based on both land
use plans. The increase in travel speeds through the corridor in the study area due to the
LCI land use plan compared to the *Status Quo’ land use plan is presented in Table 3. As
shown in Table 3, the corridor travel speeds are also expected to improve substantially by
adopting the LCI land use plan.

Table 2. Comparison of 2030 Analysis Year Intersection Travel Delays with the LCI
Land Use Plan and the ‘Status Quo’ Land Use Plan

and 5. As shown in Table 4 and 5, there are significant improvements in intersection
travel delays and corridor travel times by implementing the network improvements.

Table 4. Comparison of 2030 Analysis Year Intersection Travel Delays with and
without Network Improvements

Reduction in intersection travel delay

(seconds) due to Network Improvements AM Peak Hour | PM Peak Hour
Highway 92/ Midway Road 105.8 (74.0%) 136.8 (74.3%)
Highway 92/ Pope Road/ West County Line

Road 2.8 (11.8%) 6.3 (17.3%)
Highway 92/ Bomar Road/ Mack Road 90.6 (76.1%) 73.5 (78.8%)
Highway 92/ Lee Road 10.7 (27.0%) 33.5(27.6%)

Table 5. Comparison of 2030 Analysis Year Corridor Travel Speeds with and
without Network Improvements

Increase in Highway 92 Corridor Travel

Speeds (mph) due to Network Improvements | AM Peak Hour | PM Peak Hour
Eastbound Direction 13.9(91.4%) 19.7 (164.2%)
Westbound Direction 16.3(117.3%) 13.4 (142.6%)

Reduction in intersection travel delay
(seconds) due to LCI Land Use Plan

ANALYSIS CONCLUSIONS

Compared to ‘Status Quo’ Land Use Plan

AM Peak Hour

PM Peak Hour

Highway 92/ Midway Road

40.6 (22.1%)

60.5 (24.7%)

Highway 92/ Pope Road/ West County Line

Road 3.9 (14.1%) 22.9 (38.6%)
Highway 92/ Bomar Road/ Mack Road 15.4(11.5%) 40.3 (30.2%)
Highway 92/ Lee Road 17.7 (30.8%) 42.1 (25.8%)

Table 3. Comparison of 2030 Analysis Year Corridor Travel Speeds with the LCI
Land Use Plan and the ‘Status Quo’ Land Use Plan

Increase in Highway 92 Corridor Travel
Speeds (mph) due to LCI Land Use Plan

Compared to ‘Status Quo’ Land Use Plan AM Peak Hour | PM Peak Hour
Eastbound Direction 0.0 (0.0%) 5.3 (44.2%)
Westbound Direction 3.6 (25.9%) 2.4 (25.5%)

The conclusions of the traffic analysis conducted based on the results presented above are
as follows:

1. Significant reductions trip generation can be achieved by implementing the LCI
land use plan compared to the ‘Status Quo’ land use plan. The number of trips
generated by the LCI land use plan is approximately 23.7% and 20.9% lower
than the trips generated by the ‘Status Quo’ land use plan, during the AM and
PM peak hour respectively.

2. The reduction in intersection travel delays obtained by implementing the LCI
land use plan instead of the ‘Status Quo’ land use plan range from 11.5% to
38.6%. The improvement in corridor travel speeds range from 0.0% to 44.2%.

3. In addition to the reduction in intersection travel delays and improvement in
corridor travel speeds obtained by implementing the LCI land use plan, further

In addition to comparing the traffic conditions under the LCI land use plan and the
‘Status Quo’ land use plan, the benefits and necessity of network improvements (Lee
Road extension and the new street parallel to Highway 92) were also studied. The 2030 in intersection travel delays due to the network improvements range from 11.8%
Analysis Year With LCI land use plan traffic volumes were used in conjunction with the to 78.8% and the improvement in corridor travel speeds range from 91.4% to
existing roadway network and the improved roadway network to compare the benefits of 164.2%.

the transportation improvements. The results of this comparison is provided in Tables 4

and greater benefits can be achieved by the network improvements proposed
(Lee Road extension and the new street parallel to Highway 92). The reduction
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Based on the above listed conclusions, it is recommended that the development along
Highway 92 be implemented according to the LCI land use plan along with the two
network improvements (Lee Road extension and the new street parallel to Highway 92).
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Highway 92 Supplemental LCI Study

Highway 92 Supplemental LCI Study Revised Cost Estimates
Engineering Analysis Constraint Length
Project Score Unit Cost (ft) Total Cost
Streetscape Projects
Right of way, environmental, topography and alignment constraints were evaluated for each LCI S-15A  Vassant to Pine 3 25’000 700 :3500:000
. . . . . : S-15B  Pine to Midway 3 5,000 3,600 18,000,000
roject. A roadway engineer evaluated each LCI project for constraints based on field review, . : —

p J y eng . X p J‘ ) S-17  Mack/Bomar to Stenger Road 1 51,400 800 $1,120,000
aerial photography and GIS information along the corridor. Each LCI project was then scorded 518 Old Lee Road 1o Lee Road 1o Lake Monroe 1 $1,400 2,100 $5,740,000
on a scale from one to four to quantify constraints. A ranking of one signified no constraints and §-19  Midway to West County 1 $1,400 1,200 $1,680,000
a four represented a potential fatal flaw. Please note, none of the LCI projects were deemed to 5-19  West County Line/Pope to Mack/Bomar 2 $3,500 3,960  $13,860,000
S-19  Stenger Road to Old Lee Road 3 $5,000 1,600 $8,000,000

be fatally flawed. Past experience and engineering judgment were used to determine the score

for each LCI project. In general, hilly terrain was observed and determined to be a critical factor Si ;
idewalk Projects

for many of the roadway LCI projects being ranked three. Based on field observations, most of S1_ Highway 92 to intersection of Shawnee Trail and Slater 3 5150 6,300 $945,000

the LCI pedestrian improvements had been completed by GDOT along the corridor; however, Mill Road

count down pedestrian signals had not been installed to date. £ g co@ni b Einsinie - AL . 50,000
S-3 Highway 92 to intersection of Vansant Road and Midway 2 5130 2,600 $338,000

Utilizing the GDOT item mean summary of costs and previous project cost estimates, roadway Road

. . . . . 5-4 Pope Road to intersection of Vansant Road and Midway 2 5130 5,600 $728,000

engineers evaluated the LCI cost estimates per mile for each project type. The constraint Feid

ranking system was used to show additional costs for potential constraint issues. Wall heights €% illcrest Drie, Banset Diee and Skysiew Cirdes 3 3150 2,400 $660,000

contributed the most to additional costs for more constrained options. Cost estimates were then S-6  Sullivan Drive - Between Midway and County Line Road 2 $130 1,500 $195,000

developed for each LCI project based on scoring and length of the project. The cost and ranking

were used to prioritize the projects based on engineering analysis. 27 HighwEgasin Caloniplisl - 5150 1,800 5270,000
S-8 From highway 92 to W. County Line Road 2 5130 2,200 $286,000
S-9  From highway 92 to Pope Road 2 5130 4,000 $520,000
S-10  From Highway 92 to chestnut Log Middle School 3 $150 3,500 $525,000
S-11  From Highway 92 to Deerlick Park 2 $130 2,200 $286,000
S-12 From Highway 92 to Lee Road Extension 3 $150 5,600 $840,000
S-13  From Powerline Easement trail to parallel street network 2 5130 1,900 $247,000

N1 across Highway 92

S-14 From Highway 92 to Lee Road 3 $150 3,000 $450,000

Off-road Trail Projects

0-1 Lee Road to County line road as Phase 1 1 $120 13,300 $1,596,000
0-2  Deerlick Park to Douglas County Association 1 $120 3,600 $432,000
0-3 Chapel Hill Road to new S. Sweetwater Road. 3 3160 39,600 $6,336,000
0-4  Pope Road to Bomar Road 1 $120 4,200 $504,000
0-5 Highway 92 to Transportation Center across |-20 3 5160 15,300 $2,448,000
0-6A  From Hillcrest Dr. to Bomar Rd. 3 5160 5,200 $832,000
0-6B  Bomar Rd. to Mt. Vernon Road 3 $160 9,000 $1,440,000
0-7 Richardson property 1 $120  TBD TBD

0-8 From the intersection of Midway Road and Highway 92 to 2 $150 14,500 $2,175,000

Lee Road.
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