Bolton/Moores Mill

Livable Centers Initiative
Study and Concept Plan

City of Atlanta

November 26, 2002



Bolton/Moores Mill Livable Communities Initiative
Study and Concept Plan Project Team

Planning Team:

City of Atlanta

FeliciaMoore, Council Member District 9

Beverley Dockeray-Ojo, MCIP, AICP, Acting Director,
Bureau of Planning
Flor Velarde, AICP, Principal Planner
Garnett Brown, Principal Planner
Chuck Shultz, Senior Planner
Stephanie Macari, Senior Planner

Consultants
Jordan, Jones & Goulding, Inc

Gibbs Planning Group, Inc.
JW Robinson & Associates

Community Members




CITY OF ATLANTA
BUREAU OF PLANNING
BOLTON/MOORESMILL LCI

Shirley Franklin
Mayor, City of Atlanta

Atlanta City Council
Cathy Woolard
President of Council

Carla Smith
Debi Starnes
Ivory Young, Jr.
Cleta Winslow
Natalyn Archibong
Ann Fauver
Howard Shook
Clair Muller
FeliciaMoore
C.T.Martin
Jim Maddox
Derrick Boazman
Ceasar Mitchell
Mary Norwood

H. Lamar Willis

Department of Planning, Development and Neighbor hood Conservation
Charles Graves, Commissioner

Bureau of Planning
Beverly Dockeray-Ojo, Interim Director



CITY OF ATLANTA
BUREAU OF PLANNING
BOLTON/MOORESMILL LCI

EXECUTIVE SUMMARY

Livable Centers Program Goals

The City of Atlanta Bolton/Moores Mill Livable Centers Initiative (LCI) plan extends the City’s
efforts and initiative established by the Northwest Framework Plan of 2000. In February 2002,
the Atlanta Regional Commission awarded a L Cl grant to the City of Atlantato build upon the
efforts of the Northwest Framework Plan and focus pore specifically on creating a more detailed
comprehensive master plan for the area around the Bolton Road and Marietta Boulevard
corridors. The city hired Jordan, Jones and Goulding, in partner with Gibbs Planning Group and
JW Robinson & Associates, to assist with the development of the plan.

The goals of the Bolton/Moores Mill LCI are:

To conduct a transportation enhancement study to create a circulation system, which
encourages pedestrian, bicyclists, and aternative modes of transportation.

To create arange of housing choices and develop more opportunities for affordable housing.
To reduce transportation demands and increase transit ridership.

To utilize and capture green space taking advantage of the existing natural resourcesto create
open space and passive recreational opportunities.

To create conditions to encourage pedestrian and bicycle traffic by providing streetscape
facilities in and between the corridor’ s activity centers, single-family neighborhoods, and
schools.

To create aquality, balanced environment by establishing policies to encourage mixed-use
activity centers that include affordable housing, neighborhood commercial, neo-traditional
residential, and interactive recreational facilities.

To encourage community and stakeholder collaboration in development decisions.
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Public I nvolvement

The Bolton/Moores Mill LCI public involvement effort was geared towards providing
opportunities for citizen input while generating dialogue, enthusiasm, and excitement for the
future of the community. The City of Atlantaled the public involvement process by creating a
stakeholders group representative of the areas neighborhoods, property owners, business owners
and public leaders. Thistask force was involved in adetailed and in-depth series of public
meetings designed to garner support for the direction of the plan. Thisfacilitated the creation of
meaningful input because citizens gained a thorough understanding of the issues, options and
consequently, the difficult choices facing them. By communicating their concerns and desiresto
the project team, citizens helped educate the project team staff on issues connected to the study.

Public involvement in the Bolton/Moores Mill LCI included several stakeholder meetings, a
public design workshop and a marketing strategy workshop. The public design workshop was
held in September 2002 and was the cornerstone of the public involvement effort. The workshop
employed a*“hands-on” approach that resulted in key elements of the plan. The key elements are
the corridor master plan, the Marietta Boulevard shopping center plan, the transportation
improvement plan and a green space plan. Workshop participants were charged with aiding in
the implementation of the plan by becoming “plan champions.” Bob Gibbs of the Gibbs
Planning Group facilitated the final workshop. Thisworkshop focused on building consensus
from the public as to the feasibility of the overall plan and to educate the public as to how the
plan can be achieved. All public meetings were well attended and provided a wealth of
information to the study team.

Transportation | mprovements

A critical element of the LCI program is the implementation of projects that promote the
livability of acommunity. Using a consensus approach, the community compiled alist of
transportation projects that they believe will help their city achieve this goal, with the primary
focus being placed upon the Marietta Boulevard and Bolton Road corridors. Marietta Boulevard
isthe primary thoroughfare through the area and as such, it is to receive an emphasized
streetscape treatment. By adding a traffic-calming median that can accommodate future transit,
an improved intersection with Bolton Road and wide sidewalks and a street furniture zone with
street trees to serve as a buffer between the large volumes and high speed of the traffic, Marietta
Boulevard can better serve the surrounding communities. The second most vital corridor to the
areais Bolton Road. This street will remain the neighborhood oriented street it istoday with
specific improvements to the intersections to promote pedestrian mobility and traffic calming via
on-street parking, wide sidewalks, street trees and reinvested commercial nodes adjacent to the
sidewalks. Lastly, several new streetswill be created and some existing streets closed to achieve
better connectivity at the intersection of both Marietta Boulevard and Bolton Road. These new
streets must incorporate significant traffic calming elements including narrow travel lanes, street
trees, sidewalks, cross walks and bulb-outs to ensure that traffic moves efficiently yet slowly
through the area. All of these transportation improvements together form the framework to
ensure that al future development is neighborhood-oriented and accessible.

EXECUTIVE SUMMARY 5
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Shopping Center Master Plan

Thefocal point of the plan includes the aged shopping center at Marietta Boulevard, Moores Mill
and Bolton Road. The redesigned site plan is a combination of slow-moving streets, residential
or mixed-use buildings with ground floor shops, restaurants and offices and pocket parks and
plaza spaces.

The neighborhood streets that connect through the area are tree lined, with on-street parking and
narrow lanes for automobile travel. These streets will accommodate vehicular travel, bicycle
connections and pedestrian crosswalks at intersections.

New buildings within the neighborhood will orient themselves to the streets with building
facades and pedestrian entrance fronting new sidewalks and all parking facilities located to the
side or rear of al buildings. The ground floor of these buildings will contain shops and similar
commercial uses with the floors above being dedicated to a variety of office or residential types
and styles.

Tying the streets and new buildings together is awell-connected system of sidewalks,
intersection crosswalks, parks, plazas and paths that strategically weave their way throughout the
corridor, providing greenery and beauty to the area as well as access to the surrounding
neighborhoods.

EXECUTIVE SUMMARY 6
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Next Steps

The LCI communities know that with the completion of this plan there still remains significant
work to be done. This planis predicated on the need for in some areas, significant change.
Paramount to this effort is the coordination of infrastructure improvements to the shopping
center properties on the east side of Marietta Boulevard. 1n addition, the LCI neighborhoods
must be committed to assisting their local officials in establishing priorities, forming
partnerships, building consensus, securing funding and continually evaluating the plan.

I mplementation

The implementation program outlines $13.4 million in infrastructure improvements that would
be necessary to realize the vision of the concept plan. Thisfigure includes engineering and
design costs as well as construction costs for projects that are recommended to start construction
within five years. Funding for these projects will come from avariety of sources, some of which
are shown in the program, including the City’s 2000 Quality of Life Bond.

Part of the implementation program is the City’ sinitiative to amend the Future Land Use Map in
its Comprehensive Development Plan, followed by the rezoning of key segments of the study
area. The City will useits new “Quality of Life” zoning ordinances, which regulate urban design
to create functional districts characterized by pedestrian accessibility. The ordinancesinclude: a
Live-Work district that allows light industrial, which is attractive to artists and craftspeople; a
Mixed Residential-Commercial district that promotes livability by alowing store-front retail to
exist on the street level of aresidential building; and a Multifamily Residential ordinance
requiring apartment and condo devel opments to have afunctional relationship with the street and
its surroundings. Effortsto change the land use map will begin upon adoption of this document.

EXECUTIVE SUMMARY 7
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1. INTRODUCTION

How This Plan Addresses L Cl Goals
Following are the LCI program goals established by the Atlanta Regional Commission:

GOAL: Encourage a diversity of medium to high-density, mixed income neighborhoods,
employment, shopping, and recreation choices at the activity and town center level.

This plan callsfor higher density residential development at what isto be the Town Center of the
new neighborhood centered at the existing shopping center site located at the convergence of
Marietta Boulevard, Moores Mill and Bolton Road. The new Town Center will incorporate both
sides of Marietta Boulevard and will be the highest concentration of usesin the area. Useswill
be a mixture of office, commercial, retail and residential, with a series of sidewalks and open
spacesto tie all of the usestogether. Along Marietta Boulevard south of the Town Center, the
corridor will accommodate mixed uses including light manufacturing to accommodate the future
growth of thelight-industrial and mixed-use growth in the area. Bolton Road will preserveits
present form with significant reinvestment being targeted to improve the neighborhood-
commercia nodes that currently exist in adilapidated state at most of the streets intersections.

GOAL: Provide accessto a range of travel modes including transit, roadways, walking and
biking to enable access to all uses within the study area.

As this neighborhood devel ops, a combination of private and public investments will create a
broad network of sidewalks, bike lanes, slow moving neighborhood streets, cross walks, paths
and trails and better access to the Chattahoochee River. Some of these elements get done
through private devel opment with the guidance of zoning regulations. The remaining
infrastructure is implemented through the City of Atlanta public investment program targeted for
thisarea.

GOAL: Encourage integration of uses with transportation investments to maximize the use of
alternate modes.

The most significant transportation investment that can be leveraged within the areais the
potential transit alignment being studied for the area by the Georgia Regional Transportation
Authority. The studied transit initiative is considering the LCI areafor potential alignments. If
such afacility wereto be built in the areait could positively facilitate the implementation of this
plan in terms of redevelopment and capital investments. The transit alignment would also meet
many of the LCI programs goals of accessibility, connectivity and land uses. Secondarily, the
City of Atlanta has existing bond funds available for transportation and infrastructure
improvements. These funds must be leveraged to encourage the implementation of thisplan in
strategic locations throughout the study area.

GOAL: Through transportation investments increase the desirability of redevelopment of land
served by existing infrastructure at activity and town centers.
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In the event that atransit connection were to be made, a destination for this facility musty be
located at the new Town Center located on the site of the existing shopping center on Marietta
Boulevard. The redevelopment of existing surface parking lots into a new mixed-use
development with new streets, sidewalks and public spaces, creates the perfect environment for
facilitating transit stations. As part of the Town Center development, a plaza/park space will
create anew front door for the area giving a presence onto Marietta Boulevard as well as serving
asanew trangit station for the transit line. This park will serve as the amenity that spurs
development of the area and gives the area an identity.

GOAL: Preservethe historical characteristics of activity and town centersand createa
community identity.

The City of Atlanta has strong local examples of how to build off-of and recreate historical
characteristics within communities. The goal for this plan wasto create a new identity, one that
was separate from downtown Atlanta and Buckhead, the larger commercia areas to the east and
south. This Town Center isto be a sort of Village Center, with neighborhood serving uses that
form a true community center for the surrounding neighborhoods. Building formswill be
pedestrian and urban leaving behind a neighborhood-commercial character.

GOAL: Develop a community-based transportation investment program at the activity and
town center level that will identify capital projects, which can be funded in the annual
Transportation | mprovement Plan (TIP).

The public involvement process involved a diverse group of constituencies. All of them
however agreed upon the need for increased pedestrian and bicycle safety with particular focus
being placed at the area’ sintersections. The project list included in this LCI Plan focuses on
increasing pedestrian and bicycle priority in the study area. The largest need for funding will be
the improved Moores Mill, Marietta Boulevard and Bolton Road intersection design. Once this
main intersection is addressed with funding, Bolton Roads key intersections also emerged as
having priority with the community for receiving improvements and enhancements.

GOAL: Provide transportation infrastructure incentives for jurisdictionsto take local actions
to implement the resulting activity or town center study goals.

This plan identifies transportation projects that if funded through the LCI program will serve as
incentives for future redevel opment.

GOAL: Provide for the implementation of the RDP policies, quality growth initiatives and Best
Development Practicesin the study area, local governments and at theregional level.

RDP policies and Best Development Practices were guiding policies in formulating the LCI plan
and are embraced by the City of Atlanta Department of Planning, Development and
Neighborhood Conservation as reflected in the City of Atlanta Comprehensive Development
Plan. Both RDP and Best Development practices will be incorporated, where appropriate into
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the comprehensive plan, land use plan and the zoning ordinance. The Urban Design Guidelines
contained in this report clearly reflect Best Development Practices.

GOAL: Develop alocal planning outreach process that promotes the involvement of all
stakeholders; particularly low income, minority and traditionally under served populations

The City of Atlanta haslong been known for its outstanding citizen involvement. This project is
no different with the City leading the way through the Planning Department staff and City
Council representative. Doing so, they have successfully continued the public involvement
outreach begun with the Northwest Framework Plan and have folded the groups involved in that
process into this planning effort.

GOAL: Provide planning funds for development of activity and town centersthat showcase the
integration of land use policy and regulation and transportation investments with urban
design tools.

The City of Atlantawill adopt new Land Use and Zoning changes to implement the
recommendations of this plan. In addition, the City will match its current funding mechanisms
with the itemized transportation recommendations to implement the full vision of the plan. All
City departments that have the responsibility for creating this new place will develop the
appropriate guidelines to make the vision of this plan become reality. Thiswill primarily be
accomplished through the intersection improvements and the rezoning process, which once
applied to the area that will require future development to adhere to the criteria of the new plan.

11
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Vision

Thetask force created this vision for the Bolton/Moores Mill areaon July 24, 2002:

Large numbers of people living, working and playing within walking distance of a medium
density mixed—use transportation node

A wider variety of goods, services and recreational facilities within the center

Improved pedestrian circulation and a sense of community through the integration of multi-
use trails, parks and open space, and through connections to existing facilities

Protected trees and reduced amounts of pavement
Equity in accessto servicesin the area

A balanced ratio of jobs and residential units

12
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Goals of the Study

The task force outlined the following goals for the study on July 24, 2002:

Encourage adiversity of medium to high-density mixed income housing areas, employment,
institutional, shopping, and recreation choices in the study area.

Provide accessto arange of travel modes including transit, roadways, walking and biking to
enable accessto all uses within the study area and to connect to other Atlanta areawalking
and biking trails.

Encourage integration of uses with transportation investments to maximize the use of
alternate modes.

Through transportation investments increase the desirability of redevelopment of land served
by existing infrastructure within the study area.

Preserve the historical characteristics of the study area and create a community identity.

Develop a community-based transportation investment program that will identify capital
projects, which can be funded in the annual TIP.

Provide transportation infrastructure incentives for jurisdictions to take local actionsto
implement the study goals.

Provide for the implementation of the RDP policies, quality growth initiatives and Best
Development Practices, especially pertaining to the natural environment, in the study area.

Develop alocal planning outreach process that promotes the involvement of all stakeholders.

Create a development plan that showcases the integration of land use policy and
transportation investments with urban design tools.

Transform the study area from the worst pedestrian environment into the best pedestrian
environment in Atlanta.

13
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2. METHODOL OGY & PROCESS

Defining Place

“A sense of place”...we hear that phrase frequently today in relation to the places we live, work and
shop. But what exactly do we mean by “place?”

Place is created and felt when people can experience of connection with other people; when they
feel that the built structures around are appropriately sized and placed in relationship to what they as
human beings can see and do around them. Such places create a sense of belonging and simply by
their design say loudly, “this is a place that welcomes people.”

The sense of place is very important to activity centers because it attracts more shoppers, more
businesses, more workers and more money. It raises property values and, says the Urban Land
Institute, does away with the “throw-away suburb” syndrome.

To help the many LCl-area stakeholders focus on the meaning of “place”, the design team created a
set of guiding principles, which provided strong direction to the work that needed to be completed
during the charrette.

Pleasant

Is this a pleasurable area? A place must be enjoyable, memorable and desirable. There should never
be a significant amount of space within a place that is unpleasant to anybody whether it be in an
automobile driving through, at the bus stop, on the sidewalk, walking into an office building, eating
lunch in the park or looking out an apartment window to the street below. The entire experience of
the place as a whole must be one that is endearing.

Location

Is there a "there" there? All places have an identity, a distinction, a story to tell, a picture to take.
Wonderful places are always describable whether it be the architecture, the natural environment or
the uses in the area. And the most descriptive images possible are those that are positive. So to give
this area a real identity, to make it a real place, deliberate attention must be paid to the details such as
street trees, shop fronts, building articulation, park designs and other similar urban design elements.
Generally, people tolerate bad locations but embrace great locations. By making a true embraceable
place, the entire community benefits.

Accessible

Isit something that can be accessed? In other words, isit connected? Whether coming from
outside of the area or from within the area, the entire place must be easy to use. It should flow
from one corner of the place to the other. Streets must serve as seams that bring the entire place
together and not gashes that cut insurmountable barriers through the landscape. A walk or drive
from one end to the other should be fluid and smooth and unobstructed, making for a positive
experience.
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Cohesive

Doesit al tietogether? Each part of a place must complement the other. A person must know
with out question when they are in the place and when they are not. If they ever have any doubt,
they will turn back and not continue their progression through the place. And thisisthe death
knell of places. Places act like asingle body. When one part of the place gets sick the rest will
soon follow if it isnot corrected. Similarly, when a place becomes healthy, the remainder of the
place follows suit. By creating aunifying image and atmosphere, the entire area benefits and
becomes more sustainable as awhole.

Engaging

Doesit stimulate me? Places offer its users stimulation. Through slow moving vehicular traffic,
large amounts of pedestrian sidewalk traffic, gently shifting street trees, constant refractions of
sunlight, outdoor vending, sidewalk cafes, park water fountains, large storefront windows with
merchandising inside, friends chatting on a park bench or a car parallel parking on the street are
al elements of a place that when experienced first hand are highly engaging. Thisisan
environment that draws peoplein. Asengagement increases so does public usage and as public
usage increases so does the success of the place.

15
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Community | nvolvement

Jordan, Jones and Goulding chose to use the charrette model of community planning for the
Bolton/Moores Mill LCI study. “Charrette” is a French word meaning "wagon," used by
architecture students at the old Ecole des Beaux Artsin Paris. Students worked around the clock
to adeadline, even working on their designs as they rode on awagon to class. Today some
design professionals refer to a charrette as an illustrated brainstorm.

Charrettes are one of the most productive community planning tools available today. They reap
success because bring citizens, public officials, planners and designer together for a very intense
period of problem solving. One of the greatest reasons for its success is that the charrette
becomes aforum for community collaboration and education. It provides a holistic approach
because it focuses on the many elements that make a community, its physical, economic and
even political landscape. The charrette process also provides an interactive learning processin
which professional planners and designer can learn about the community and the community can
learn more about their available choicesin planning for the future. It istimely, cost-effective and
provides substantial documentation in the form of reports, renderings, and perspectives.

The Bolton/M oor es Mill
Charrette

The Bolton/Moores Mill area
consists of three main study areas:
the shopping center site, the Bolton
Road corridor, and the southern
Marietta Boulevard corridor. The
goal of this charretteisto utilize
the elements of design to connect
these elements into a single image
for the area, to make it a*“place’.
To accomplish this, we broke-out
into two separate tables to discuss
land use/urban design and
transportation respectively.
Throughout the charrette the two
tables presented their work in a“pin-up” of materialsin an attempt get everybody together and
compare ideas and plans and slowly begin to merge al of the ideas and thoughts together.

Market Assessment Workshop

We worked as ateam to incorporate all the ideas of the stakeholders, community, and focus
groups to come up with an overall master plan that would work best for this community. Bob
Gibbs of the Gibbs Planning Group then described the plan that was formulated during the
charrette in greater detail. Bob Gibbs gave an enlightening presentation to the group on this day
outlining current trends in housing, parking, and retail. He also explained the reasons for the
disappearance of the traditional Town Center, and why it is so popular again. Further, he
explained the importance of understanding each element involved, urban design, transportation,
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economics, and community involvement, and how each element must work together to enhance
the overall project. The group used thisinformation to reassess and modify the current plan.

Follow-up Stakeholder Meetings

The follow-up stakeholder meetings were opportunities for presenting the final touch upsto the
drawings and a presentation of our recommendations for the community, stakeholders, and
clients. The presentation focused on the overall trend of retail areas, the importance of planning
for the future, and how to set short-, mid-, and long-term goals. The presentation also outlined
the recommendations that came out of the charrette process, what the main issues were, and how
we tried to incorporate the guiding principles and community input to arrive at viable solutions.
The presentation also discussed our ideas of how this project should be phased over time, what
theinitia steps should be, what involvement was needed from the community, city, and officials.

17
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3. ASSESSMENT

Background

“The government and the market are not enough to make a civilization...There must also be a...
space in which bonds of community can flourish.”
Senator Bill Bradley

The United Statesis thefirst nation to grow at amazingly low densities across the American
landscape. For the latter half of the previous century, most Americans have lived, worked and
shopped in separate areas, and we have entered a new century with nearly all of our population
living on the landscape we call suburbia. One of the reasons Americans chose to spread out goes
back to our pioneer beginnings when everyone' s dream was a house surrounded by wide-open
spaces. The advent of the automobile kept us extremely mobile and allowed usto live a
considerabl e distance from where we worked. No longer did business and industry need to locate
near the railroad station. The car has become a significant part of our collective culture and
individual identity. The joy of driving, however, is not what it used to be and our inclination to
spread out and to rely on the car for our mobility has left us with a number of unintended
consequences.

Not only did the car alow usto work in one part of the region and live in another, it also spurred
the notion of separating uses— that is separating residential properties from retail and retail from
industrial and so on. It also opened the door for the regional shopping center. The first stand-
alone shopping center opened for business in the mid 1950’ s outside Detroit. Today there are
more than 44,000 shopping centersin the US, covering vast acres with large one and two-story
buildings and amazing numbers of parking spaces. Over the past 20 years however, these
shopping destinations have lost their appealing glow and in many ways have become their own
worst enemy. Most shopping malls were built on comparatively inexpensive land with easy
highway access and aready supply of low-wage workers. Today, as the hard infrastructure itself
is deteriorating, the traffic congestion, the inefficiency, and the visual blight of these centers are
forcing many centersto lose their competitive edge. These properties have also earned the
dubious designation, “greyfields.”

Greyfields, however, are perfect candidates for redevel opment. We generally think of
redevelopment as an activity that occursin an old historic downtown. But suburban greyfield
redevel opment provides a number of opportunities for the communitiesin which they are
located. While these declining developments may, at first blush, appear to be eyesores, they
represent a unique opportunity for communities wishing to protect existing greenspace and to
reuse existing infrastructure. The challenge liesin transforming outdated infrastructure to meet
today’ s needs.

People are drawn to places that make them feel good and reflect their own personal value
system. That iswhy a“man’shomeis his castle.” People arrange the interior and exterior of their
homes so that they feel good, so that they feel safe, and so that their homes reflect something
about them as individuals.
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Thereis also another important factor in drawing people to a particular place and that is other
people. Human beings are exceptionally social creatures who strive to connect with one another.
Unfortunately, many of our outdated shopping centers miss the mark on both fronts. They have
been designed primarily for the convenience of the automobile; hence they are not conducive to
pedestrians, at least on the exterior. They are devoid of any character or sense of community.
And as they reach their period of decline they attract fewer and fewer people.

To breathe economic life back into these shopping corridors, communities across the country are
examining ways to turn these areas into true destinations, places that encourage walking, that
make transportation difficulties less onerous, places that foster a more enjoyable and convenient
experience. To do that they are looking back in history at atime when cities and towns took great
pride and care of their public spaces...courthouse squares, plazas, and the town green. They are
taking these simple elements and creating atown center, often out of the massive mall parking
lot. They are putting the needs of people before cars by ensuring that the street and sidewalk
network provide a pleasant pedestrian environment where people can actually cross the street on
foot to visit another retail establishment. They are combining retail with residential uses, offices,
and entertainment to create atrue place, a“here’ herethat is no longer an anonymous strip
shopping center. And they are doing this with remarkable success. They are finding that by
creating unique character and sense of place they are able to reap the benefits of greater
vigitation, higher rents, larger retail sales, and stronger real estate sales.

Much of the LCI areaisin fact greyfield in character. Industrial properties line the Marietta
Boulevard through much of the area and many of these properties are becoming increasingly
underutilized. Severa of the larger industrial uses have left the area leaving behind vacant
buildings and wasting properties. In addition, there are a growing number of industrial
properties being purchased as real estate investments to turn these properties into mixed-use,
commercial and/or residential developments.

Theretail and industrial development along Marietta Boulevard has served the Bolton, Riverside,
and Whittier Mill community well for years. When it was built, the Moores Mill Shopping
Center provided needed shopping opportunities within the district. However, time, growth,
changes in tastes, buying habits, and decay has decreased some of the Shopping Center’s
usefulness. The area cannot continue to be the same type of retail and industrial areathat it once
was. For the Bolton/Moores Mill area to continue to be viable and sustainable into the future, a
new archetype must be employed. It needsto evolve and redevelop into a human scale,
pedestrian friendly destination — a place with a character al its own; adifferent kind of place
than it was before, into the kind of place that the people of the community will want to spend
their time.

The improvements that must be made within the area have to be undertaken simultaneously on
multiple fronts — economic, design, community involvement, and transportation. Primarily, the
corridor must be a place people want to be. People want to be in places that are attractive, active,
safe, and most importantly, that have some economic purpose to exist. Creating a place that
fulfills an economic purpose is what defines any place as a destination unto itself. The Marietta
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Boulevard/Bolton Road corridor needs to be transformed into a true destination in order to
successfully redevelop.

Transportation, economics and urban design are all critical components of the redevel opment of
any area. A trend is beginning in greyfield redevelopment that is transforming declining
shopping center districts into viable town centers and declining industrial areas into vibrant
“livelwork” districts. Much of the infrastructure is already in place, and these sites are usually
good fits based on transportation/transit accessibility, location advantages for housing, and
enough space to create a truly functioning activity center.

The JJG team feels that the communities that proactively adopt a new way of thinking about how

to redevel op these areas will be the frontrunners over the next decade of communities that are
economically successful and are known as special and inviting destinations around the country.

20



CITY OF ATLANTA
BUREAU OF PLANNING
BOLTON/MOORESMILL LCI

L ocation of study area

The study areais located in northwest Atlanta along the southeastern bank of the Chattahoochee
River. Theriver to the northwest, a CSX rail line to the northeast, the CSX Tilford rail yard to
the southwest, the Norfolk-Southern Inman rail yard to the south, and the Whittier Mill
neighborhood to the west roughly bound it. It includes the length of Marietta Boulevard from
the river south to the rail line — at approximately Huff Road.

/ Streets
Railroads
[ ] Study Area Boundary
Parcels

0.5 a 0.5 1 Miles |

Figurel: Study AreaBoundaries
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Within the study areathere are several discernable sub-areas:

A: TheMoores Mill Shopping Center islocated in the triangle created by Marietta Boulevard,
Bolton Road, and Coronet Way. Vacant shop fronts and an aged strip mall environment
characterize the existing shopping center site. Surrounding the entire site is a sea of surface
parking lots that remain unused for the most part. The shopping center is at the convergence of
Marietta Boulevard, Moores Mill and Bolton Road and as such form the heart of the study area.

B: TheBolton/Adams Crossing residential neighborhood is located southwest of the Moores
Mill Shopping Center and centered on the intersection of Adams Drive and LaDawn Lane. This
neighborhood has experienced massive reinvestment and new development over the past decade.
The current neighborhood is stable and has improved the economic status of the area because of
the higher values of the housing stock.

C: Crestlawn Cemetery islocated along Marietta Boulevard south of the Moores Mill
Shopping Center. The Cemetery anchors intersection of Chattahoochee and Marietta Boulevard
and serves as the gateway into the Adams Crossing neighborhood.

D: TheHills Park residential neighborhood is located directly south of the cemetery and east of
the CSX rail yards. This neighborhood is experiencing lot-by-lot reinvestment. New housing
stock is being build to replace aged housing and vacant |ots.

E: Southern Marietta Boulevard extends from the main part of the study area southeast of the
intersection of Marietta Boulevard with Chattahoochee Avenue. This portion of Marietta
Boulevard contains alarge number of industrial facilities— many still in use and some now
vacant. However, recently several new mixed-use projects have been planned aong the corridor
and the character of the corridor is rapidly changing from a heavy industrial strip to that of a
mixed use and light industrial area.

F: TheR.M. Clayton Industrial Areaislocated northwest of Bolton Road and contains severa
industrial uses, such asthe R.M. Clayton wastewater treatment plant, the Lafarge corporation
cement plant, and an active landfill site. Thisareaisdirectly adjacent to the Chattahoochee
River to the north and abuts the eastern edge of the Riverside neighborhood.

G: TheRiverside neighborhood is north and south of Bolton Road between James Jackson
Parkway and the R.M. Clayton industrial area, and is centered on the intersection of Bolton Road
and Main Street. Aswith the Adams Crossing and Hills Park neighborhoods, Riversideis
experiencing continuing investment and stability. Empty lots are quickly infilling with higher
quality housing stock. The neighborhood directly abuts the Chattahoochee River and as such
provides an opportunity for a connection to any improvements targeted for theriver. The
neighborhood is served by Bolton Road and has several neighborhood commercial nodes at
intersections along the street that have yet to experience the same investment and improvements
that the residential neighborhood industrial area has.
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Property Owner ship

Property ownership is highly concentrated in the area, with only 10% of owners controlling 68%
of the total acreage in the study area.® Thefollowing “Gini” chart in Figure 2 of ownership.

Concentration of Ownership

100%

90%

80%

70%

60%
50%
40% /
30% /
20% /
10% //

0%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100
%

Cumulative Percentage of Acres Owned

Cumulative Percentage of Owners

Figure2

The following table shows the total holdings of the top ten property ownersin the study area:

# of Parcels Total Acreage % of Total
Owner
CREST LAWN MEMORIAL PARK 1 95.7 7%
CITY OF ATLANTA 1 65.7 5%
GENERAL SHALE PRODUCTS CORP 3 57.9 4%
GEORGIA POWER CO 2 47.6 3%
BLUE CIRCLE INC 6 43.2 3%
CHAMBERS OF GEORGIA INC 4 37.9 3%
CASH R M & SONS INC 13 36.4 3%
BOLTON PLACE ASSC LP 4 33.0 2%
[PRIVATE OWNER 1] 24 32.4 2%
[PRIVATE OWNER 2] 4 26.6 2%

Table1: Top Ten Property Owners

! Excluding CSX and Norfolk Southern rail yards, and public right-of-way

23



CITY OF ATLANTA
BUREAU OF PLANNING
BOLTON/MOORESMILL LCI

History

Therailroad lines that cross the area from the northwest to the southeast divide the study area
and have given the area its predominantly industrial character. The Norfolk Southern Inman

Y ards and CSX terminalsin the heart of the area became alocation for heavy industry and
warehousing which developed close to the railroad tracks. This community was primarily the
industrial support areafor the city and the region. Some of the industrial buildings have become
functionally obsolete, as the need for outside warehousing has changed over the years.

The Whittier Mill isalocal reminder of a period of great importance to the history of Atlanta and
the Southeast. Asthe new south emerged from the ruin and chaos of civil war and
reconstruction, Atlanta became aregiona symbol and center for economic rejuvenation. The
increasing railroads tied the Southeast to Atlanta, and both the region and the City to a national
market economy, as industries developed along the rail lines and near labor supplies.

Current trends however show that the areais on an upswing of sorts. Economically, the
neighborhoods of Adams Crossing, Riverside and Hillside are experiencing phenomenal
reinvestment and improvement. New single-family neighborhoods are currently under design to
continue the success aready begun. In addition, the redevel oped Perry Homes site will provide
an additional 3,000 high-quality unitsto the area, further solidifying the image of the area as one
of prosperity and reinvention.
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Transportation

Three roadways provide primary access to the district from outside: Marietta Boulevard, Moores
Mill Road, and James Jackson Parkway. Marietta Boulevard receives traffic from the north
across the Chattahoochee River from Cobb County (Atlanta Road), and from the south from
downtown and Midtown Atlanta. Moores Mill Road, which terminates in the heart of the
district, receives traffic from the Buckhead area of Atlanta, and is a primary connection to
Interstate-75. James Jackson Parkway receives traffic from the north from Cobb County, and
from the south from the Bankhead area of Atlanta. Both Marietta Boulevard and James Jackson
Parkway are primary connections with Interstate-285.

The district receives a high degree of “through traffic” during peak hours. Thistraffic is caused
by trips traveling among three major origins/destinations. Cobb County, Buckhead, and Midtown
Atlanta. Much of this traffic passes directly by the Moores Mill Shopping Center.

Marietta Boulevard is atypical corridor with wide travel lanes and commercial uses adjacent to
the street while Bolton Road is atypical neighborhood street with narrow lanes and single-family
residences and neighborhood commercia uses located along it.

The district is also home to a number of large industries. Assuch, it also encounters ahigh
number of truck and heavy vehicletrips. Although no specific counts of trucks and heavy
vehicles have been done, residents report (and observations confirm) high truck volumes on
Marietta Boulevard, Marietta Road, Bolton Road, and James Jackson Parkway .

The areais also served by MARTA bus service. However, due to the infrequency of scheduled
service, we cannot consider bus service as currently providing a major means of access to the
district. Thereis currently no passenger rail servicein the district.

The district istightly bounded by the Chattahoochee River to the north, and rail lines on all other
sides. In addition, thereisasevere “pinch point” between the northern end of therail yards and
the industrial usesthat line the riverfront. This severely restricts east-west travel within the
district. Due to these conditions, Bolton Road isacritical connector for providing transportation
among the various sub areas of the district.

The Northwest Connectivity Study (NWCS), an initiative of the Georgia Regional
Transportation Authority (GRTA), is considering potential routes and modes for increasing
connectivity along the corridor between Town Center in Kennesaw and central Atlanta. The
suggested alignments follow 1-75/US 41, but have as strong aternatives the CSX rail corridor
and Marietta Boulevard/Atlanta Road. At community input meetings, GRTA and its consultants
have heard opposition from many neighborhood groups who are opposed to implementing transit
aong I-75 or US 41. The Bolton/Moores Mill community is generally in acceptance of transit
coming through their area, and welcome the opportunity for greater connectivity and economic
development.
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Roadways

The existing roadway environment for the corridor istypified by large corridors that are
underutilized except for isolated incidents of congestion at peak hours of the weekdays. Marietta
Boulevard is excessively wide and where it intersects with Bolton Road and Moores Mill, it
leaves behind a confusing and often times dangerous intersection.

Bolton Road and Marietta Boulevard serve as primary corridors for moving traffic between Cobb
County and Downtown/Midtown Atlanta. 1n the morning hours, the flow of traffic on Bolton
Road and Marietta Boulevard is headed east and south. Inthe evenings the reverse commutes
send the traffic in the opposite directions