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Project Scope
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The scope of this project includes
urban planning/design and
architectural services to create a
unified vision for three catalytic areas
in the City of South Fulton: )

Old National District

South Fulton Parkway / Cedar Grove
Road

Roosevelt Highway / Red Oak

| District 4/ 5. Fulton Parkway
8 oistrict 3/ Roosevelt Highway
N 0ld Mational Highway
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Campbell Drive Drawings

Cedar Grove Village

Washington Road Walkability Study
South Fulton Comprehensive Plan
Old National LCI

Washington Road Pedestrian Safety
Study

South Fulton Model Mile

South Fulton Economic Development
Strategic Plan

Pleasant Hill Traffic Calming Options
South Fulton Streetlight Report
AeroATL Greenway Plan

0ld National Highway
Livable Centers Initiative (LCI)

Kimiey #Hom

M Pleasant Hill Road

: * TRAFFIC CALMING
ALTERNATIVES

CITY OF SOUTH FULTON
STREETLIGHT MASTER PLAN

Our South Fulton
The 2021 Comprehensive Plan




Task 1: Existing Condition Assessment

Review of previous plans and studies
Land assessment Task 4: Redevelopment Plan
* Transportation analysis ( \

* Design concepts for each study area

* Design workshop

Task 2: Market Feasibility Study é:l’] « Refine concepts
2 [ Demand and feasibility assessment ] * Graphics

* Recommendations on design standards

ID new development opportunities

. . * Creative placemaking
* Finance recommendations

Task 3: Outreach Task 5: Implementation

/° Community Meetings (5) \ * Implementation plan
* Community online surveying/mapping * Final report and executive summary

e Stakeholder interviews

* Project website

* Social media engagement

\° City Council meetings (2) /







3. Cedar Grove at McClure

' L, 54




1. Lee Plaza

3. Infill South of Spring Street

=
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1. Establish and build consensus around a unified vision for each study area

2. Engage the community )

3. Create an implementable plan that does not sit on the shelf

4. Provide clear steps towards implementation
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STAKEHOLDER ENGAGEMENTS




Corridor Bus Tour

@) City Council Briefing

City of South
Fulton
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OMMUNITY MEETIN

Community Meeting Series 1

OND October 10, 2024
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Community Meeting Series 1

District 3 October 15, 2024

Community Meeting Series 1
District 4

October 24, 2024
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Community Meeting 2

Community Design workshop NOETISSr 7 AP,

Internal Design Workshop November 6-7, 2024

Community Meeting 3

Draft recommendations Uy ey 2025 izl
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Market’Analysis Overview




Estimated Demand Old National Old National South Fulton

tand Use in Study Areas Highway N. Highway S. Red Oak Main Street Parkway

Multi-family 410 Units 200 Units 200 Units - -
Attached For-Sale 410 Units 100-150 Units 150+ Units 50 Units 50 Units
Retail 111,900 SF 25,000 SF 25,000 SF 15,000 SF 60,000 SF
Office 103,204 SF 30,000 SF 30,000 SF - 40,000 SF

Hospitality 115 Keys 80-100 Keys - - -
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Concepts




1. Old National Commons
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’ . .
% Enhance Infrastructure for Pedestrian and Bicycle Movement

Expand Public Spaces and Recreation Opportunities

Improve Streetscape and Beautification Efforts

Support Balanced Retail and Residential Growth

Foster a Safe and Vibrant Community

Develop a Clear Implementation Plan
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CONCEPTS
POINTS OF INTEREST
FUTURE DEVELOPMENT

CITY OWNED PROPERTY

Old National District

Study Area

Old National

Market

Crestwood

Adjacent Site

Tri County

1,500 3,000 ft
|

Station

Joneshoro Rd.
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Existing Retail

Proposed Retail
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_ CRESTWOOD
ADJACENT SITE
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Develop a market/ village center

Develop mixed-use frails for bike/ped/carts and connects green spaces

Create family entertainment and commercial options
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CONCEPTS
POINTS OF INTEREST
FUTURE DEVELOPMENT

CITY OWNED PROPERTY
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Capitalize on strong identity & promote branding as an Arts Village

’
Enhance mobility and connectivity

O
Jilly Cclebrate local history and heritage

Encourage mixed-use redevelopment and quality retrofif
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DESIGN GUIDELINES

PATTERN BOOK

IMPLEMENTATION PLAN

COMMUNITY MEETING: MAY 15 (TENTATIVELY)
REPORT

ADOPTION
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Lot Controls

A. Lot Area 3,000 sf min
B. Lot Width 30" min

C. Lot Coverage N/A

D. Open Space 10% min

E. Build-to-Zone

80% primary street / 40% secondary street

Setbacks

F. Front Setback

0' min/20" max

G. Side Setback

20" max

H. Rear Setback

20' min

| Sidewalk

Based on District Plan Street Sections

Building Height

J. Building Height 50' max
K. Ground Story Height 13'
L. Upper Story Height 9'

Transparency

M. Ground floor

60% primary/30% secondary min

N. Upper Stories

20% min

Q. Blank Wall Area

20" primary/40' secondary min

Pedestrian Access

P. Street Facing Entrance |Required

Q. Entrance Spacing 50' max
Vehicle Access

R. Access from alley |Required

S. Drive-thrus |Not permitted

Parking Location

T. All off-street parking
spaces must be behind or
enclosed by the principal
building and not be visible
from the right-of-way of the
Primary Street.

SECONDARY STREET

OPEN SPACE
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South Fulton Parkway
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»
A

Tri County Station
Task [Duration|StartDate [End Date

Old National Hwy - Hwy 138

Conceptual Design 90 7/1/2025| 11/6/2025
Survey Control Package 10| 7/1/2025| 7/16/2025
Field Survey 30| 7/16/2025| 8/27/2025
Subsurface Utility Engineering| SUE) 20| 8/27/2025| 9/25/2025
Geotechnical Investigations 30| 9/25/2025| 11/6/2025
Environmental Process 160| 7/1/2025| 2/18/2026
Special Studies 60| 7/1/2025| 9/25/2025
MEPA/GEPA Document 60| 9/25/2025|12/22/2025
MNEPA/GEPA Document Review/Corrections A0(12/22/2025| 2/16/2026
Preliminary Design 235 11/6/2025| 10/9/2026
Geometric Design 40) 11/6/2025) 1/7/202§)
Site Design 400 /772026

Utlity Coordination 200 3/4/20

Drainage Design

9/2026

Landscape Design 5/28/2026
Signing and Marking Plans 6/11/2026
Erosion Control Plans 6/11/2026| 7/9/2026
Plan Production and Submittal 5 7/2026( 7/16/2026
Agency Review and Comments 40 7/16/2026| 9/11/2026
Stakeholder Engagement/Public Involvement 20| 9/11/2026| 10/9/2026
Permitting 60| 7/16/2026| 10/9/2026
Municpal Separate Storm Sewer System (M34) Permit 60| 7/18/2026| 10/9/2026
Final Design 105| 10/9/2026| 3/10/2027
Finalize Site Design 20] 10/9/2026| 11/6/2026
Lighting Design 20| 11/6/2026| 12/7/2026
Finalize Drainge Design 10| 12/7/2026|12/21/2026
Finalize Landscape Plans 20(12/21/2026| 1/20/2027

Description Quantity Unit Price Total
Roadway Network 1 L3 $2,198,548

Sidewalk Improvements 1 LS $317,229

Parking(519 Spaces) 1 LS $9,652

Total $2,525,429
MNOTE:

The following items would be required to support the concept but are not included in the total cost

Detention system \e
Storm conveyance sys 9
Utilities w
Erosion %a
ap
gMting
Signage
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Land Use

Multi-family

Site Demand Capture

200 Units

Attached For-Sale

100-150 Units

Retail 25,000 SF
Office 30,000 SF
Hotel 80-100 keys

Residential
Development

7w

il
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Land Use

Site Demand Capture

Multi-family 200 Units
Attached For-Sale 150+ Units
Retail 25,000 SF
Office 30,000 SF

oA Developmenf

i[5

“ R‘_es'i'aént

o
SUSEED | &
Development |
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Land Use

Site Demand Capture

Attached For-Sale 50 Units
Retail 15,000SF
Hotel 100

| e
Comrperag_l
" Opportunitys

Residential
De\(.elopment



Land Use

Multi-Family

Site Demand Capture

Attached For-Sale 50 Units
Retail 15,000SF
Office 40,000SF




RETAIL OPPORT

3 Mile Radius
Demographic
Overview

2023 Population

South
Fulton
Pkwy

Red Oak

NITIE

ONH
North

Above $75,000

2023 Households| 6,756 | 22080 | 24871 | 17,858 | 26,743
Avg Household
g $88,577 | $74327 | $65,104 | $76,527 | $100,919
Income
Median
Household | $76,933 | $55220 | $51,003 | $64,469 | $75,101
Income
Households 3491 | 8509 | 7.854 | 7,719 | 13,386
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Officel Valuation Assumptions
Commercial Attached For| Valuation City Revenue Avg Annual
Site Delivery Retail 5F SF Rental Units | Sale Units (2024 §'s) (2024 §'s) Land Use Average Valuation Appreciation
Red Oak South Retail $400 Per 5F 3.5%
Bldg A: Residential 2028 7 $14,147 467 $70,1 66 Office/Commercial $320 Per 5F 15%
Bldg B: Residential w028 17 $3,123,467 F15,491 Multifamily $183,733 Per Unit 35%
Bldg C: Grocery Store 028 18,000 11,200,000 $55,548 TownhomesCondo 5150,000 Per Unit 315%
Bidg D: Retail/Commercial 2028 30,000 $12,000,000 $59.515
Bldg E: Retail/Commercial 2028 | 4,000 $5,600,000 $27.774 City Tax Rate 0.4%596% (40% approised valie at | 2399 mills)
Bldg F: Residential Unit 2030 182 $27,300,000 $135,397
Bldg G: Misxed Use 028 14,000 47 14,174,222 $70,298 Supportable Demand
Red Clak Narth Land Use 2024-2029 3030-2034 Total
Bldg A: Residential 032 77 $11,550,000 $57.283 Attached For Sale Units 410 683 1,093
Bldg B: Mixed Use 2032 10,000 56 13,407,407 $66,495 Rental Units 410 683 1,093
Bidg C: Mixed Lse 2032 | 6,000 BY $19.531,852 $96.870 Commerctal 5F 215,104 250,000 465,104
0% Natirial Lovramons The proposed development program for the three study areas
Bldg D: Rexail 2028 28,800 $11,520,000 $57,135
exceed our demand estimates for the 2025-2034 period,
Tri County Station %
Sl =a Py iikoon haiie although not dramatically so - they represent roughly a 15 to
Bldg D2: Retail 2027 6,300 $2,520,000 $12.498 17 year development program.
Bldg D3: Rerail 2027 6,300 $2.520,000 F12.498
Bldg D4: Recail 2030 25,290 $10,116,000 $50,171 : ;
Bldg F: Residential Unit 2025 a7 $7,050,000 $34,965 Ve estimate a total appraised value for the entire study area
Bldg A: Residential Unit 2029 62 $9,300,000 $46,124 of $781M in 2024 dollars based on our estimate of how the
ot i e Fulton County Tax Commissioner has appraised similar
Bldg F: Rasidential Unit 2027 89 $13,350,000 566,211 property in the South Fulton, Unien City, and Fairburn area.
Bdg BL-Fixed. e g 1000 15 53823 2et i This would translate into $3.9M in annual tax revenue for the
Bldg B2: Mixed Use 2029 25,000 203 $45,318,281 $224,761
City of South Fulton at current taxable value if it were built
South Fulton Porkway
Bldg A: Retail/Commerical 2027 15,000 $4,800,000 $23,806 today.
Bldg B: Recreational/Entertainment 2027 40,000 $ 16,000,000 $79.354
Bidg C: MukiFaroity 2y 0 311,024,000 354675 As shown on the next exhibit, by 2044 this figures could
Eldg D: MultiFamily 027 93 F17,148,444 $85,049
Bldg E; RetsiliCommerical 2028 18,000 10,000 $10,400,000 $51,580 exceed $7.8M in annual revenue assuming a 3.5% annual
Bldg F- Retail/ Commerical 2038 18,000 | 0,000 510,400,000 $51.580 appreciaticm_
Bldg G: MultiFamily 018 £7 $12,248,889 $60.750
Bldg H: Retail/Cammerical 2028 15,000 10,600 | $9,383,733 $46,540
Bldg I: Residantial Units 2029 14 14 $4.672,267 $23,173 Annual COSF Tax Revenue
Bldg ]: Rerail/Cammerical 0729 15,000 | 0,000 $9.200,000 $45,628 _ 8000
Bidg Senior Living: Senior Living/Residential 032 0 316,536,000 $82.012 % 6,000
(Old Maotional Park @ $4.000
Bldg A: Mixed Use 2034 100,000 75,000 917 $272.422,222 $1,351,105 E i
Bldg B: Recreational/Entertainment 013 40,000 516,000,000 $79.354 l;z: B
Bidg C: Missing Middle/ THiCoteage House | 2034 575 $86,250,000 $427,766 TR e g 58
= SRS A= e R O = - - -1
Total 541,090 185,000 1,897 1,046 $780,996,474 $3,873,430 il B T il o e Rl ol 2 Al ol R 2 0 2 R O 2 )




Annual Revenue ($1,000's)

Site 2025 2024 2027 2028 2029 2030 2031 2032 2033 2034 2035 2034 2037 2038 2039 2040 2041 2042 2043 2044
Red Oak South
Bldg A: Residential 381 383 383 383 383 383 395 395 355 395 395 3118 5118 5118 ES1E] $l18 3140
Bldg B: Residential 50 508 308 508 508 308 52 512 $i2 $i2 $i2 $26 $6 %6 6 $26 31
Bldg C: Grocery Store 554 564 $56 $58 $66 $56 578 578 $78 578 578 $91 $91 591 $91 91 5111
Bldg O RetailfCommercial (1] 571 $71 71 71 $71 %84 $84 $34 34 £84 $100 $i00 $100 $100 $100 siig
Bldg E: Remil/Commercial $32 $33 333 333 333 333 %39 £33 339 339 £39 347 347 347 $47 $47 355
Bldg F: Residential Unit Fi6k F166 3166 Flak $191 $191 391 $191 $191 E k) b F27 jar T 324%
Bldg G: Mixed Lse EE]] 383 383 Fa83 $83 383 95 595 9% 595 9% £ sila sila £ 1L k0L 140
Red Cak North
Bldg A: Residentlal 575 375 53l 531 121 13l 581 396 19 £ 13 $9E $9 S04
Bldg BI: Mixed Use 520 320 M 594 394 M 594 £ IRN] L] 0 s 01 5132
Bldg B2: Mixed Lise $118 $128 $137 £137 $137 $137 $137 $162 $162 $162 $162 1[5 3193
(Old Mational Comimans
Bldg D: Rerail $66 §68 368 $68 $68 $68 381 381 381 38l 341 196 96 96 $96 196 3hi4
Tri County Station
Bldg D1 Reail 393 393 000 F0 $i00 100 $i00 $i1% E10E] Fii% 19 L11E] $lal $iai $iai 41 Fi41 5167
Bldg D2: Retail §i4 514 5§15 $i5 515 515 $15 %18 518 $18 $18 %18 $3l $21 %1l $2l $21 E¥id
Bldg D3: Recil 314 %14 %15 315 %15 £15 315 %18 %11 e 318 $1 121 521 §1 $21 21 515
Bldg D4: Recail 362 §62 $462 362 571 571 571 371 71 334 $34 $34 $34 4 3100
Bldg F: Residential Unit F42 342 F42 §42 342 349 349 47 349 47 5% 359 55 $5% $59 370
Bldg A: Residential Unit $55 355 §55 $55 F55 §45 $45 465 45 $45 77 $77 $77 $77 $77 392
(Crestwood Event Center Site
Bldg F: Residential Unit 73 E7E] £ 79 579 E 1L ¥4 LEk] 391 $91 %91 91 i L 100 s $ i 5631
Bldg B1: Mixed Use $i8e £11:1 $i99 3099 $199 5199 $199 $237 3237 $237 $217 227 $281 $281 $281 $281 3281 5334
Bldg B2: Mixed Use 3267 $147 §267 $167 $187 %317 5317 $317 $317 $317 377 $377 §377 a7 177 447
South Fulton Parfoway
Bldg A: Retail'Commerical 326 326 328 318 310 318 318 534 534 $34 $34 54 $40 340 $40 $40 $40 347
Bldg B: Recreaticnal/Entertainment jad $o8 §94 374 594 594 324 $ii2 ELTH $11z $112 $1z $133 $133 133 133 133 3158
Bldg C: MultiFamily F41 Fal F65 Fah a5 F65 a5 77 37 77 77 L 1h $91 32 $92 $91 $92 0%
Bldg D; MultiFamily $o4 $54 $101 $i01 $101 5108 $101 $120 $120 $120 $120 $120 $142 $142 $142 $142 $142 $h67
Bldg E: Remil/Commerical 559 361 361 351 361 351 571 §73 $73 $71 $73 $36 $36 %36 $86 8 $103
Bldg F: Retail/Commerical 339 361 341 36| 361 361 57 %73 §71 §73 573 136 580 586 L[ 80 3103
Bldg G: MulsiFamily 570 §72 372 372 F72 372 586 596 86 386 586 E 11173 0z s02 10z iz £
Bldg H: Retail/Cammerical §53 555 $55 355 355 355 $66 66 $56 166 66 $76 78 578 578 78 393
Bldg I: Residential Unics 528 $28 $28 $28 $20 31 £11 $31 $31 1 $39 $39 £39 $39 $39 344
Bidg J: Rerail/Cammerical 534 354 554 $354 $54 S $64 $64 $6d $64 $76 576 £76 $76 $76 391
Bldg Senior Living: Senior Living/Residential 108 $i08 5118 5Hé 316 $l1g 511 $137 §137 §13a7 $137 37 3143
Old Mational Park
Bldg A: Mixed Use 5493 §5l0 31057 310594 31132 30757 EAF: 5] F25H0 FL578 52,598
Bldg B: Recreaticnal/Entertainment jioe 5112 $12 5112 E11F] §133 5133 51313 132 132 5158
Bldg C: Migsing Middie/TH/Cateage House $156 $162 $325 $148 4358 $5546 1578 $795 vk 5821
Total ($1,000'5) 50 50 $650 51,300 $2,042 52,042 52440 52548 53604 33627 s4d4s  saaed | s4999 | ssea1  ssen  semil se9n _§7.580
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Proposed Land Use Summary s ] - TS -
_____ | QSRR e |
Old National Commons Development @ Existing Retail ' TS

Block Type Parking Required P.| Units SF
D Retail 110 29 0 28,800 {
Existing 68 0 67,800 TiE
# Type acres LF
G1 Park 1 0.37 -
G2 Park 2 0.39 -
G3 Park 3 0.35 1,050 =
G4 Park 4 1.86 - Pmp‘ﬁ%%
G5 Stormwater Retention 0.25-0.50 -

.

S f .::.;37 ..... '..'.'.7---... OO

: Existing Retail

|

Parking Requirements
Retail

sp /1000 SF

i

Total Residential

m_
Total Pariing ____t1dspaces |

To Jerome Road
0 1000  200° @
o remmmme = ]
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Proposed Land Use Summary

Old National Park Development
Required
Block Type Parking Parking | Units SF | Fleasant Hil Rd
A Mixed Use 1500 1,375 917 |825,000 —d:”é, .
B Recreational/Entertainment 200 40 0 40,000 _____//:_3/__ Recreation Center
&
Missin g Existing Field to Remain = = g L .:
C Middle/Townhomes/Cottag |Self Parked |Self Parked 600 £
e House o = s E ;
Ex sting Parking to Remain o

Poposed Green

% . e
&< e Tﬂm %
R o g - 1l
# Type acres LF Commercial \ 2@@ 14 e Field to p=f 7
E

Gl |park1 3.59 - '( ""_-%**ﬁ?:- S -E_ & @
G2 Park 2 7.75 - 7
G3 Park 3 2.61 -
G4 Park 4 4.00 -
G5 Park 5 2.13 -
G6 Park 6 2.78 - -
67 |park7 0.92 - A
G8 Park 8 1.02 _ Commercial
G9 Park9 0.60 - : \ =
G10  |Park10 1.23 - ' :- £/ 0
G11  [park11 2.46 - e I
G12  |Park12 1.89 - W e
G13 Park 13 1.53 - Copurg L__‘_ ' ﬁ;ir -4 Urban Agriculture
G14  |Park14 1.46 ‘G o éééé
Parking Requirements rj:o E.% PL
Retail 1 sp /1000 SF ‘W&,,;J

Total Retail 315,000sf | AR R
Total Residential 1,517

0’ 400’ 800’
Total Green | asogac | —
Total Parking __ 1540spaces |
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Proposed Land Use Summary

Crestwood Adjacent Site
Block Type Parking Required P.| Units SF
F Residential Unit Self Parked 89 89 0
B1 Mixed Use 160 210 167 160,000
B2 Mixed Use 230 269 203 207,800

# Type
G1 Park 1
G2 Park 2 + storm water retention

acres

LF

0.28

0.75

Total Retail | 3s00st |
TotalResidential | 4sdunits |

Total Pariing _____390spaces |

(51 B1)

O proposed Mixed Uss
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Proposed Land Use Summary
Tri County Station Development

Required

Block Type Parking | Parking | Units | SF
p1 el 42 0 |42400
D2  [Retail 350 6 0 6,300
D3 Retail 6 0 6,300
D4 Retail 25 0 25,290

F Residential Unit Self Parked 47 47 0
Residential Unit Self Parked 75 62 55,650
Existing 47 47,000

# Type Sq.ft. LF
G1 Park 1.48 -
G2 Lawn 2.89 -
G3 Farmer's market 0.98
G4 Park 2 2.77 -
G5 Stormwater Retention 0.87 -
G6 Stormwater Retention 0.27 -

Total Retail 80,290sf |
Total Residential

| oshmits |
fotatGreen | 926 |
Total Pariing _____3sobarking____|

L

d Police ters

Gateway Signage

0 100" 200°
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Proposed Land Use Summary

South Fulton Parkway Development
Required

Block Type Parking P. Units SF
A Retail/Commercial 15 0 15,000
B Recreational/Entertainment 40 0 40,000
C Multifamily 285 72 60 | 54,000
D Multifamily 112 93 84,000
E Retail/Commercial 28 0 28,000
F Retail/Commercial 28 0 28,000
G Multifamily 143 80 67 60,000
H Retail/Commercial 25 0 25,000
| Residential Units Self Parked |Self Parked| 14 Self

Parked

J Retail/Commercial 55 25 0 25,000
K Senior Living/Residential  |Self Parked |Self Parked 80

Park 1

Park 2

Park 3

Stormwater Retention

Park 4 + Stormwater retention

Sq.ft.

LF

2.20

0.78

0.59

0.82

6.98

Total Residential

Total Retail 161,000sf |
| 3dunits |

Total Green 11.37
Total Parking ____assoarking




Proposed Land Use Summary

Red Oak South Development
Required
Block Type Parking CIP. Units SF
A Residential 92 77 69,000
B Residential 120 20 17 15,000
C Grocery Store 170 112 N/A 28,000
D Retail/Commercial 30 N/A 30,000
E Retail/Commercial 200 14 N/A 14,000
F Residential Unit Self Parked 182 182 N/A
G Mixed Use 65 70 47 56,000
Green Space
# Type Sq.ft.
G1 Park 1 0.37 -
G2 Park 2 0.37 -
G3 Park 3 0.30 1,050
G4 Park 4 + storm water retention 1.28 -

H d‘[\\\‘ﬂ&"ﬁﬁ‘ﬁﬁ"

3 LT ad'.HH,.-HHlHH

Total Retail 86,000|sf
Total Residential

Total Green
Total Parking m

o Buffington Rood
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Proposed Land Use Summary

Red Oak North Development
Block Type Parking |Required P.| Units SF = P
A Residential Self Parked 92 77 69,000
B1 Mixed Use 60 77 56 80,000
B2 Mixed Use 110 117 89 120,000
# Type Sq. Ft. LF
G1 Park 1 0.30 -
G2 Park 2 0.62 -
G3 Park 3 0.19 -
G4 Park 4 0.73 -
G5 Park 5 0.34 -

Total Retail 20,000sf |
TotalResidential | 222units |
2180c |

Total Green
Total Parking
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