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March 21, 2016Policy Work Session Meeting Agenda

ROLL CALL

Citizen Input

General Updates

*Selection of Assistant City Manager/Public Works, Utilities Director - Rudolph Smith

*Economic Dev Update - R. Warner

Council - General Discussion

Board Appointments

PH. 16-4367 COA2016-0003, 473 N. Peachtree Street
Osbourne Appeal Letter

Response Letter 2-17-2016-signed

Staff Report COA2016-0003

Attachments:

The applicant's request to install a fence in the front yard of the property located at 473 

N. Peachtree Street, was considered and denied by Architectural Review Board (ARB). 

The applicant is seeking a hearing with Mayor and Council to appeal the ARB's 

decision.

PH 16-4360 VAR2016-0001, #44 Stevens Road

VAR2016-001 staff report

VAR2016-001 application

Attachments:

The applicant for a waiver to the development regulations is seeking relief from two 

sections:

1. Sidewalks shall be constructed along frontage of Stevens Road.  (DR 6.13)

2. Curb and Gutter Improvements of 14 feet from centerline to back of curb along

frontage of Stevens Road.  (DR 6.2.2)

PH 16-4361 SBV2016-0001, 509 Holcomb Bridge Road

SBV2016-001 staff report1

SBV2016-001 application

Attachments:

The applicant, Copperleaf Properties, LLC, is requesting a variance from the City of 

Norcross stream buffer ordinance.  The applicant is seeking a variance to allow 

encroachment in both the 50-foot undisturbed buffer and the 75-foot non-improvement 

setback on the south side of the stream.

1. 16-4363 Auditors Presentation of Financial Statements 

Auditors will present financial statements of partial year 2015.
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2. 16-4305 Webb Park Library and Deck

City of Norcross Parking

Memo - Library & Parking Deck

Parking Deck Concept & Library Plans

Concept Drawing

Attachments:

Alternative plans for the parking deck and library site at Buford Highway and Britt St. 

The Design Build Team will present two alternatives for the layout of the parking 

deck as requested Mayor & Council at the 3/7/2016 meeting.

3. 16-4362 Parking Deck at the Community Center
Norcross Parking Deck PresentationAttachments:

Design concepts for the Community Center Parking Deck will be presented by the 

Design Build Team as requested by the Mayor & Council at the 3/7/2016 meeting.

4. 16-4359 Authorization to Apply for CDBG Funds for Fiscal Year 

2017

m&cc_MEMO_16-03-11

CDBG Resolutions FY2017

Attachments:

The Gwinnett County Community Development Department has advertised for grant 

award applications for the fiscal year 2017.  Staff has identified projects in eligible 

census tract areas that be candidates for funding under the public facilities category of 

the Community Development Block Grant Program.

5. 16-4356 Sheffield Road Drainage Improvements

Memo - Sheffield Rd Drainage ImprovementsAttachments:

Public Works, Utilities & Parks is seeking approval to move forward with the RFP 

process for the Sheffield Road Drainage project. The purpose of the Sheffield Road 

Drainage Improvements Project will be to install a new drainage system at this 

intersection and pipe runoff to the nearby drainage culvert under Sheffield Road.  The 

project will also include installation of erosion control measures to reduce stream bank 

erosion.

6. 16-4348 Police Department Surplus Vehicles

Memo -Surplus VehiclesAttachments:

The Police Department is seeking approval to move forward with the surplus of 

vehicles.
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7. 16-4299 Police Department Camera System Expansion

Memo - Camera Expansion

Quote Summary

Attachments:

The City’s new array of roadway cameras has been online for approximately 1 year and 

has provided crucial evidence in dozens of crimes and hit and run accidents. However, 

many high crime areas along Mitchell, Brook Hollow and Beaver Ruin roads, along with 

several parks in the City, are left uncovered. We are requesting Mayor and Council’s 

consideration to expand the existing system and provide funding based on the needs 

described in the attached memo.

8. 16-4306 Beaver Ruin Creek Greenway

Greenway Concept PlansAttachments:

HDR, the designer, will present the completed Beaver Ruin Greenway Master Plan with 

the objective of the Mayor & Council adopting the plan at the April 4, 2016 public 

meeting.

9. 16-4355 Restated GMA 401(A) Defined Contribution Plan

Summary of ChangesAttachments:

The Board of Trustees of the GMA Defined Contribution and Deferred Compensation 

recently restated the GMA 401(a) Defined Contribution Plan (DC Plan). In order to 

continue using the GMA 401(a) DC Plan to provide retirement benefits for eligible 

employees, each employer must adopt the restated plan. Mayor and Council are 

asked to review and adopt the restated Resolution and Adoption Agreement.

10. 16-4300 Retail Strategy Plan
Retail Plan Cover Sheet

Buxton Proposal

r360 Proposal

Retail Strategies (company) PROPOSAL

Attachments:

To address future retail recruitment and to receive a broader understanding of Norcross 

and adjacent areas, it is requested we implement a Retail Strategy Program.

11. 16-4364 Electric and Stormwater Staffing Re-organization
Memo - Electric and Strom Water AssessmentAttachments:

Memo - Electric Division Restructure

Discussion of Electric and Stormwater Division re-organization and 

recommended changes.
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12. 15-4243 Holcomb Bridge Road Railway Crossing Discussion

HBR Railroad Crossing Intersection Study

appendix c

Gwinnett Co. Response re Holcomb Bridge Rd

Attachments:

Due to the most recent accident at the railway crossing, Mayor and Council will revisit 

the HBR Railroad Crossing Intersection Safety Study.

13. 16-4358 Police Department Staffing Assessment 
Request for Mayor and Council to consider contracting with the Georgia Chief's 

Association to perform a comprehensive study related to the staffing needs of the 

Police Department and to appropriate funds as needed.

14. 16-4288 Discuss Public Plaza between Buford Highway and Lillian 

Webb Park 

LCI pages

Renderings

Attachments:

In the initial drawings from Gwinnett for the new library there is a plaza shown adjacent 

to it that would connect Buford Highway to Lillian Webb Park.  This was discussed in 

the 2011 LCI study but I would like for us to have some discussion as to the best place 

for this plaza and what the council's direction is on including it.

15. 16-4333 Amend IGA with DDA to Include Excess Land from 

Library Site located at 5735 Buford Hwy 

Property to add to the DDA IGAAttachments:

Amend the IGA with the DDA to include the part of the 5735 Buford Hwy property that 

isn't used by the library. Council should set aside the area the library needs for their 

22,000 sq foot building and parking underneath in a two story deck and then allocate 

the rest of the lot to the DDA.

Adjourn to Executive Session for Personnel, Real Estate or Legal

Signed by: ___________________________________ Mayor Bucky Johnson

Attest: _________________________________ Monique Lang, City Clerk
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Legislation Details (With Text)

File #:  Version: 116-4367

Status:Type: Agenda Item Agenda Ready

File created: In control:3/16/2016 Architectural Review Board

On agenda: Final action:3/21/2016

Title: COA2016-0003, 473 N. Peachtree Street

Sponsors:

Indexes:

Code sections:

Attachments: 1. Osbourne Appeal Letter, 2. Response Letter 2-17-2016-signed, 3. Staff Report COA2016-0003

Action ByDate Action ResultVer.

Title
COA2016-0003, 473 N. Peachtree Street

Drafter
Jon Davis
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MAYOR BUCKY JOHNSON · MAYOR PRO TEM CRAIG NEWTON · COUNCILMAN DAVID MCLEROY · COUNCILMAN CHARLIE RIEHM · 
COUNCILMAN JOSH BARE · COUNCILMAN ANDREW HIXSON· CITY MANAGER RUDOLPH SMITH · CITY CLERK MONIQUE LANG 

__________________________________________________________________________________________________ 

February 17, 2016 

Mr. Donald W. Osborne 

473 North Peachtree St. 

Norcross, GA 30071 

RE: COA2016-0003, 473 North Peachtree St., Norcross, GA 30071 

Dear Mr. Osborne, 

The Architectural Review Board considered and denied the application for a new 

fence in the front yard of the property noted above.  The board voted to deny the 

project with a vote of 3-0. 

Architectural Review Board    Meeting Minutes February 16, 2016 
COA2016-0003 Request for approval of a front yard fence 
Aye:  0  

Nay:   3 -Chairman Hopper; Maxian; and McGarrah 

If you wish to appeal this ruling of the ARB please refer to the following procedure from 

Chapter 101, Sec 101-60 of the Code of the City of Norcross. 

Sec. 101-60. - Appeal of Architectural Review Board decision. Appeals of decisions of the Architectural 
Review Board shall be taken to the City Council in the following manner. Any person, jointly or severally, 
aggrieved by any decision of the Architectural Review Board may within 30 calendar days of the decision 
request in writing an appeal to the City Council. The city shall fix a reasonable time for the hearing of the 
appeal by the City Council and give at least 15 calendar days public notice thereof and due notice to the parties 
in interest. The City Council shall make a decision within 30 calendar days from the date of the hearing unless 
such time is extended with the approval of the appealing party. Decisions shall be made based on the record 
presented to the Architectural Review Board and the substantial evidence standard shall apply. All decisions of 
the City Council regarding appeals of decisions of the Architectural Review Board shall be final and shall in 
all instances be subject to judicial review in the manner prescribed by law. In reviewing a decision of the 
Architectural Review Board, the City Council may remand the matter to the Architectural Review Board for 
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COUNCILMAN JOSH BARE · COUNCILMAN ANDREW HIXSON· CITY MANAGER RUDOLPH SMITH · CITY CLERK MONIQUE LANG 

__________________________________________________________________________________________________ 
 

further action. When a decision is made by the City Council on appeal to approve a plan, said approval shall 
constitute final plan approval for purposes of this article.  

       (Ord. No. 02-2007, 2-5-2007) 
 

Please call me if there are any questions.  

 

Sincerely, 

 

 

Jon M. Davis, RLA, LEED AP 

Director, Community Development & Planning 
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2/16/2016   Petition No. COA2016-0003 

Project Type FRONT YARD FENCE 

Property Location 473 North Peachtree Street, 6255 014 
Petitioner  Donald W. Osborne 

Petitioner’s Request Install new a new front yard fence within the 
National Historic District 

Vicinity Map 

The subject parcel is located on North Peachtree Street, one of the main corridors within 
the Historic District, and falls within the standards set forth in the Architectural Site Design 
Standards. 

City of Norcross Architectural Review Board Meeting – February 16, 2016 
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Proposed Structure 
 
The Applicant is proposing to install a four foot high decorative cedar fence in the front yard. 
 

 
 
 
The above photo depicts the proposed location of the fence. The below photo depicts the 
intended design of the proposed fence.   

 
  

 
 

City of Norcross Architectural Review Board Meeting – February 16, 2016 
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Applicable Code Sections 

According to the Norcross Architectural and Site Design Standards, TN 004, “The historic use 
of fences in the Traditional Norcross area is limited and is not a typical feature of the 
streetscape.  Fences along primary lot frontages disrupt the flow of the residential streetscape 
and are not permitted.”  The Architectural Review Board derives authority to enforce the design 
standards on existing structures within the Historic District from Chapter 101, Article II, Division 
2, Section 101-59(b)(7).  This section states, “The Architectural Review Board shall be review 
approval authority of… Modifications to residential faces within the historic district”.  

Recommendation 

Consistent with the referenced code sections and following precedent created from 
COA2011-0005, 174 Holcomb Bridge Rd, staff recommends the Board deny the 
application.   

City of Norcross Architectural Review Board Meeting – February 16, 2016 
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Legislation Details (With Text)

File #:  Version: 116-4360

Status:Type: Agenda Item Agenda Ready

File created: In control:3/11/2016 Policy Work Session

On agenda: Final action:3/21/2016

Title: VAR2016-0001, #44 Stevens Road

Sponsors:

Indexes:

Code sections:

Attachments: 1. VAR2016-001 staff report, 2. VAR2016-001 application

Action ByDate Action ResultVer.

Title
VAR2016-0001, #44 Stevens Road

Drafter
Jeff Mueller

Body
The applicant for a waiver to the development regulations is seeking relief from

two sections:

1. Sidewalks shall be constructed along frontage of Stevens Road.  (DR 6.13)

2. Curb and Gutter Improvements of 14 feet from centerline to back of curb

along frontage of Stevens Road.  (DR 6.2.2)
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CITY OF NORCROSS 

Community Development Department

Petition No. VAR2016-0001 

Project Type Waiver to Development Regulations 

Property Location 619 South Peachtree Street (6244 022) 

Petitioner Ronald Padgett 
659 South Peachtree Street 
Norcross, GA  30071 

Petitioner’s Request Receive a waiver from two sections of the City of 
Norcross Development Regulations 

Date 3-2-16 

Vicinity Map 

The applicant, Ronald Padgett, has applied for a waiver to the development regulations.  The application 

is associated with an exemption plat filing for parcel 6‐244‐022, 619 South Peachtree Street.  The 

applicant proposes to build a single family residence on a proposed created lot fronting on Stevens 



Road.  There are necessary improvements such a building permit application would face in compliance 

with the City of Norcross development regulations: 

TRANSPORTATION.  The following improvements will be required through implementation of the 

Development Regulations when the project, if approved, is submitted for a preliminary plat and or 

building permit approval: 

1. Right of way dedication of 25 feet from centerline along frontage of Stevens Road.  (DR 6.2.1) 

2. Curb and Gutter Improvements of 14 feet from centerline to back of curb along frontage of 

Stevens Road.  (DR 6.2.2) 

3. Sidewalks shall be constructed along frontage of Stevens Road.  (DR 6.13) 

 

The applicant for a waiver to the development regulations is seeking relief from two sections: 

1. Sidewalks shall be constructed along frontage of Stevens Road.  (DR 6.13) 

2. Curb and Gutter Improvements of 14 feet from centerline to back of curb along frontage of Stevens 

Road.  (DR 6.2.2) 

 

ANALYSIS and RECOMMENDATION.   

1. Sidewalks shall be constructed along frontage of Stevens Road.  (DR 6.13) 

In the enacting resolution of the Development Regulations (Chapter 105 of the city code), purposes of 

the Development Regulations are: 

To assure the provision of required streets, utilities, and other facilities and services to 

new land developments in conformance with public improvement policies of the city, and 

To assure adequate provision for safe and convenient traffic access and circulation, both 

vehicular and pedestrian, in new land developments. 

With the adoption of development regulations, the city council has set policy that development shall 

build the infrastructure on those public roads that it fronts to address the impact of its development.  

These improvements along public road frontages accommodate the increasing demand placed on the 

road network due to the impact of proposed development.  

From page 107 of the 2011 Norcross Town Center LCI Update, a recommendation is made to enhance 

pedestrian and bicycle connections to and across Buford Highway.  Supporting the development 

regulations policy would further the recommendation of the 2011 LCI Update study. 

The applicant has stated in the variance narrative the following: 



1. “There are safety considerations walking along the side of an embankment that goes nowhere.

This proposed sidewalk would end with a steep drop‐off.”  All properties, especially small tracts

like this tract, will undergo significant grading and modification during the building of the home,

which will take up most of the lot.  The necessary shoulder can be built to accommodate the

sidewalk during this significant grading activity.

2. “Neither adjacent property has an existing sidewalk.”  The development regulation policy

implemented will realize a completed sidewalk network once each frontage develops or

redevelops.

3. “There are no schools or shopping areas near the sidewalk.  There is an existing, continuous

sidewalk available to pedestrians on the other side of the Stevens.”  There is a library, transit

stops on Buford Highway, and a major employer in Westrock.  The LCI study recommends

sidewalks in this study area, and this parcel is in the Norcross Town Center study area.

 Staff recommendation is for DENIAL of this waiver request. 

2. Curb and Gutter Improvements of 14 feet from centerline to back of curb along frontage of Stevens

Road.  (DR 6.2.2) 

In the enacting resolution of the Development Regulations (Chapter 105 of the city code), purposes of 

the Development Regulations are: 

To assure the provision of required streets, utilities, and other facilities and services to 

new land developments in conformance with public improvement policies of the city, and 

To assure adequate provision for safe and convenient traffic access and circulation, both 

vehicular and pedestrian, in new land developments. 

These improvements along public road frontages accommodate the increasing demand placed on the 

road network due to the impact of the proposed development.  Curb and gutter is necessary to 

accommodate road drainage when adjacent land is developed and drainage patterns modified.  It is also 

the necessary drainage structure to support the road shoulder upon which a sidewalk will be 

constructed. 

This request should be considered concurrently with the sidewalk request.  If the City Council grants a 

waiver from the sidewalk construction, then this waiver requirement should be granted as well.  If the 

City Council denies a waiver from the sidewalk construction, then this waiver requirement should be 

denied as well.  Therefore, the analysis for this request is tied to the analysis for the need for a sidewalk. 

As the staff recommendation for the sidewalk is denial, so the staff recommendation is for DENIAL of 

this waiver request. 
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Title
SBV2016-0001, 509 Holcomb Bridge Road
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Body
The applicant, Copperleaf Properties, LLC, is requesting a variance from the City
of Norcross stream buffer ordinance.  The applicant is seeking a variance to
allow encroachment in both the 50-foot undisturbed buffer and the 75-foot non-
improvement setback on the south side of the stream.
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CITY OF NORCROSS 

Community Development Department

Petition No. SBV2016-0001 

Project Type Stream Buffer Variance 

Property Location 509 Holcomb Bridge Road (6254 320,307,596) 

Petitioner Copperleaf Partners, LLC 
4527 South Old Peachtree Street 
Norcross, Georgia  30071 

Petitioner’s Request Encroach in the 50 foot undisturbed buffer and the 75 
foot non-improvement setback 

Date 3-2-16 

Vicinity Map 



 

Staff has reviewed the above referenced application for a stream buffer variance.  The applicant, 

Copperleaf Properties, LLC, is requesting a variance from the City of Norcross stream buffer ordinance.  

The applicant is seeking a variance to allow encroachment in both the 50‐foot undisturbed buffer and 

the 75‐foot non‐improvement setback on the south side of the stream. 

The stream buffer ordinance defines two zones of impact on a parcel: the zone which is between 25 and 

50 feet from the top of bank of the stream does not allow land disturbance and impervious surface, and 

the zone which is between 50 and 75 feet from the top of bank of the stream does not allow impervious 

surface.  The applicant has proposed an impact that requires a variance:  impervious surface impact in 

the zone between 50 and 75 feet from the top of bank of the stream.   

For the zone between 25 and 50 feet, the applicant is proposing 1,036 square feet of land disturbance 

impacts.  For the zone between 50 and 75 feet, the applicant is proposing pervious pavement and 

therefore has no impervious surface impact. 

 

EXISTING CONDITION.  The site was rezoned for three lots in 2014, REZ2014‐0002/0003.  There is a 

stream that runs diagonally through the site, a tributary to Crooked Creek.  The applicant has 

subsequently created the three lots through the platting process in accord with city development 

regulations and obtained three building permits.  Residential drainage plans were prepared and 

approved as part of the building permit process showing no impacts in the stream buffer. 

There was an existing driveway with area in the zones of 0 to 25 feet, 25 to 50 feet, and 50 to 75 feet, 

that was to be demolished and abandoned in favor of a driveway network that did not impact the 

stream buffer zones.  The applicant has subsequently desired to pursue using some of the footprint of 

the existing driveway now that the houses have been built and for reasons outlined in his application. 

  

COMPLETENESS OF APPLICATION.  According to Section 150‐60 of the city code, at a minimum, a 

variance request shall include the following information:  

(1)  A site map that includes locations of all streams, wetlands, floodplain boundaries and other natural 

features, as determined by field survey, vegetation and other physical characteristics of the property;  

APPLICABLE.  This information has been provided. 

 

(2) A description of the shape, size, topography, slope, soils, vegetation and other physical characteristics 

of the property; 

APPLICABLE.  This information has been provided. 

 



(3) A dated site plan that shows the locations of all existing and proposed structures and other 

impervious cover, the limits of all existing and proposed land disturbance, both inside and outside the 

buffer and setback. The exact area of the buffer to be affected shall be accurately and clearly indicated;  

APPLICABLE.  This information has been provided. 

 

(4) Documentation that impacts to the buffer have been avoided or minimized to the fullest extent 

practicable; 

APPLICABLE.  The applicant has provided information in the form of land disturbance activities that were 

undertaken without a permit.  By definition, the activities were not avoided or minimized. 

 

(5) A calculation of the total area and length of the proposed intrusion; 

APPLICABLE.  This information has been determined and is discussed in the report. 

 

(6) A storm water management site plan, if applicable; 

APPLICABLE.  The applicant is not proposing to provide storm water management. 

 

(7) Proposed mitigation, if any, for the intrusion. If no mitigation is proposed, the request must include an 

explanation of why none is being proposed;  

APPLICABLE.  The applicant is proposing to provide mitigation.  The explanation is what is stated in the 

application. 

 

(8) A description of the project, with details of the buffer disturbance, including estimated length of time 

for the disturbance and justification for why the disturbance is necessary;  

APPLICABLE.  The applicant has provided information. 

 

(9) Any other reasonable information related to the project that the Public Works Department may deem 

necessary to effectively evaluate the variance request;  

APPLICABLE.  Staff of the department has determined area measurements of the impact in the two 

zones defined by the stream buffer ordinance. 

 

(10) A copy of the permit application, supporting documentation, and proposed mitigation plan as 

submitted to the United States Army Corps of Engineers under section 404 of the Federal Water Pollution 

Control Act Amendment of 1972, 33 USC 1344, if applicable;  

NOT APPLICABLE 

 

(11) A copy of the permit application, supporting documentation, and proposed mitigation plan as 

submitted to the Georgia Environmental Protection Division for a variance from the state waters' buffer; 

and  

NOT APPLICABLE 

 



(12) A buffer mitigation plan in accordance with the procedure outlined in the city storm water design 

manual. 

APPLICABLE.  The applicant has proposed a mitigation plan that involves restoring forest in the 0 to 25 

foot from stream bank zone and the 25 to 50 foot from stream bank zone.  The plan also is predicated 

on employing pervious paving for the driveways. 

 
Because this plan has been provided, the variance is eligible to be considered under 4.2.2.5 of the 

Stream Buffer Ordinance. 

 

FACTORS FOR ISSUING A VARIANCE.  Per Section 105‐61 of the city code, the following factors as 

denoted in italics will be considered in determining whether to issue a variance (the staff analysis is in 

standard font): 

(1) The shape, size, topography, slope, soils, vegetation and other physical characteristics of the 

property;  Given that an existing dwelling and driveway has existed on the property, and that the 

applicant is undertaking improvements to the site that involve reducing impacts in the 0 to 25 foot zone, 

staff’s determination is that this IS a factor in issuing a variance. 

 

(2) The locations of all streams on the property, including along property boundaries as determined from 

field inspection;  Given that an existing dwelling and driveway has existed on the property with the 

stream configuration, and that the applicant is undertaking improvements to the site that involve 

reducing impacts in the 0 to 25 foot zone, staff’s determination is that this IS a factor in issuing a 

variance 

 

(3) The location and extent of the proposed buffer or setback intrusion;  At its maximum point of 

penetration, the proposed intrusion is 25 feet into the undisturbed stream buffer zone. 

 

(4) Whether alternative designs are possible which require less intrusion or no intrusion;  An alternative 

design which avoided intrusion had already been provided when the building permits were applied for, 

so these designs do exists.  Since alternative designs are possible, staff’s determination that this is NOT a 

factor in issuing a variance. 

 

(5) The long term and construction water‐quality impacts of the proposed variance; Increasing the area 

of land disturbance in the zone from 25 to 50 feet from the stream bank has adverse water quality 

impacts.  This is NOT a factor in issuing a variance. 

 

(6) Whether issuance of the variance is at least as protective of natural resources and the environment;  

Given that the variance would increase the intrusion in the zone from 25 to 50 feet from the stream 

bank, it is not at least as protective and is therefore NOT a factor in issuing a variance. 

 



(7) The value of mitigation activities as calculated in accordance with the city storm water design 

manual.  Staff has completed buffer zone impact area calculations in accord with 9.5.2.1.1 of the SSFISS 

(Stormwater Systems and Facilities Installation Standards and Specifications) Manual. 

  
The applicant will convert about 63 sf of existing impervious (disturbed pervious) into restored forest in 

the zone from 0 to 25 feet from the stream bank, and 1,942 sf of impervious surface into restored forest 

in the zone from 25 to 50 feet from the stream bank.  In addition, the applicant will utilize pervious 

pavement in the 25 to 50 foot zone and the 50 to 75 foot zone, leaving no impervious surface impact in 

the stream buffer zones on the property.  The stream buffer evaluation tool factors in areas of impact 

and remediation to determine if the replacement mitigation approach meets the standards of the SSFISS 

Manual.  Statistically, the tool shows that there is NOT a deficit of mitigation credit units using this 

approach, and therefore could BE a factor in issuing a variance. 

 

STAFF RECOMMENDATION.  The applicant has proposed a mitigation plan that will be at least as 

protective of natural resources and the environment.  Therefore, staff recommends CONDITIONAL 

APPROVAL of this stream buffer variance request. 

CONDITION: 

1. Applicant to use pervious pavement for entire driveway on the property.  This condition will be 

denoted on the exemption plat.  Exemption Plat to be rerecorded with this information so that 

the requirement will survive title transfer in perpetuity. 

 



STREAM BUFFER MITIGATION WORKSHEET

CHAPTER 9, STORM WATER MANAGEMENT MANUAL

EXISTING IMPACT AREA (SF)

TYPE

Impervious SF SF SF

Disturbed Pervious SF SF SF

Forest SF SF SF

TOTAL SF SF SF

PROPOSED IMPACT AREA (SF)

TYPE (EXISTING to PROPOSED)

Forest TO Impervious SF SF SF

Forest TO Disturbed Pervious SF SF SF

Disturbed Pervious TO Impervious SF 1036 SF 0 SF

TOTAL SF SF SF

IMPACT WQ FACTOR

TYPE (EXISTING to PROPOSED)

Forest TO Impervious 8 6 2

Forest TO Disturbed Pervious 7 5.25 0

Disturbed Pervious TO Impervious 4 3 1

WATER QUALITY VALUE ‐IMPACT

TYPE (EXISTING to PROPOSED)

Forest TO Impervious 0 0 0

Forest TO Disturbed Pervious 0 0 0

Disturbed Pervious TO Impervious 0 3108 0 3108

EXISTING MITIGATION AREA (SF)

TYPE

Impervious SF SF SF SF SF

Disturbed Pervious SF SF SF SF SF

Forest SF SF SF SF SF

TOTAL SF SF SF SF SF

PROPOSED MITIGATION AREA (SF)

TYPE (EXISTING to PROPOSED)

Impervious TO Disturbed Pervious SF SF 464 SF SF SF

Disturbed Pervious TO Restored Forest SF SF SF SF SF

Impervious TO Restored Forest 63 SF 1942 SF SF SF SF

Preserved Forest SF SF SF SF SF

TOTAL SF SF SF SF SF

MITIGATION WQ FACTOR

TYPE (EXISTING to PROPOSED)

Impervious TO Disturbed Pervious 1 0.75 0.25

Disturbed Pervious TO Restored Forest 1.5 1.125 0.375 0 0

Impervious TO Restored Forest 4 1.5 0.5 0.125 0.0625

Preserved Forest 1 0.5 0.25

WATER QUALITY VALUE ‐MITIGATION

Impervious TO Disturbed Pervious 0 0 116

Disturbed Pervious TO Restored Forest 0 0 0 0 0

Impervious TO Restored Forest 252 2913 0 0 0

Preserved Forest 0 0 0 3281 MITIGATION PROVIDED

WATER QUALITY VALUE ‐IMPACT 3108 MITIGATION REQUIRED

ZONE

0‐25 25‐50 50‐75 75‐150 150‐300

0‐25 25‐50 50‐75 75‐150 150‐300

ZONE

0‐25 25‐50 50‐75 75‐150 150‐300

ZONE

ZONE

0‐25 25‐50 50‐75

ZONE

0‐25 25‐50 50‐75

ZONE

0‐25 25‐50 50‐75

ZONE

0‐25 25‐50 50‐75









 

Statement of Reason for Stream Buffer Variance 

 

The applicants request for a stream buffer variance is related to a few important issues brought 

forth after acquiring the original building permits for the subject properties.  Safety, increased 

individual private driveway accessibility/responsibility, and access to front yards are concerns of 

ours for the upcoming individual home owners.   

The project as currently designed details a single use driveway that is to be completely shared 

by all homeowners and cuts across each yard perpendicularly.  We believe this has the 

potential to increase chances of an accident while children or adults are engaged in any 

outdoor activities along the fronts of the homes.  Splitting the driveways up decreases the 

traffic activity along each home thus decreasing automobile crossings across others properties 

and the potential for accidents and misunderstandings.  

The new driveway layout allows for a more private access to each individual home and 

increases the sense of individual ownership, accessibility, and responsibility to each home 

owner. 

Access to private front yards are important to each homeowner and we believe it increases the 

value, usability, and accessibility for each individual property owner.    
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MEMO 

TO: Mayor and City Council 

FROM: Councilman Bare 

DATE: 2/5/2016 

SUBJECT: Library and Parking Deck Discussion 

Dear Mayor and Council, 

One of the main challenges for the businesses in our downtown and their economic health is that 
people drive around our town and don't know that they are passing it by.  For a long time we've 
talked of projecting our downtown brand down to Buford Hwy in the hopes of drawing people in to 
shop and eat and attend an event.   

We finally have everything lined up to accomplish that in that we own about 1400 feet of frontage 
along Buford Hwy directly connected to Lillian Webb Park and our downtown.   About 900 feet of 
that frontage is the property at 5735 Buford Hwy that this proposed parking deck and county 
library will be on.  It is great that we were able to secure this frontage without the use of eminent 
domain as now we are not limited to how it is developed. 

I fully support and am excited by the thought of having a new county library on the park and 
serving as a bookend to the hopeful future development along this frontage.  It will serve as a 
wonderful community hub and be very walkable for folks that live on the Buford Hwy corridor and 
our downtown. 

I have some reservations though, about the City building the parking deck next to the library.  I 
think we would be better served to be spending tax payers dollars on a parking deck by the 
community center that would be useful not only for our downtown visitors but also for Lillian 
Webb Park.  We are starting to talk about a serious cost in infrastructure to build this proposed 
parking deck to support building above it and we don't even know if a developer would be 
interested in that.  In addition I don't think that this sort of development stacked on top of the two 
story parking deck would be welcoming or inviting to folks driving or walking along Buford Hwy.  In 
my opinion if we developed 65% of the frontage along Buford Hwy with a parking deck and library 
and no ground 
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level retail or at least a façade of retail we are passing up the opportunity to project the brand and 
character of our downtown that way.   

Only having a single deck under the library building isn't getting the most out of the topographical 
drop to the property either in my opinion.  If the library had a double deck under it then all of the 
spaces they need could fit there and a three story elevation would be more in keeping with further 
development along Buford Hwy.  

At the end of the day the plans that I've seen for the development with the structure at an angle to 
Buford Hwy seem out of character and uninviting.  I think we need to spend some more time on 
our plan – we only get one chance to get this right and we've only owned the land at 5735 Buford 
Hwy for 6 months.  

Thanks for your consideration, 
Josh 
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Norcross Parking Deck
Norcross, Georgia April 1st, 2015©2015 Smallwood, Reynolds, Stewart, Stewart & Associates, Inc. The drawing is the property of the architect, and may not be used or reproduced without his written permission. 

Conceptual Site Plan



Norcross Parking Deck
Norcross, Georgia April 1st, 2015©2015 Smallwood, Reynolds, Stewart, Stewart & Associates, Inc. The drawing is the property of the architect, and may not be used or reproduced without his written permission. 

Norcross Parking DeckProposed Site Plan

PROPOSED 
LIBRARY

EXISTING 
COMMUNITY 

CENTER

COMMUNITY GARDEN SPACE

DROP 
OFF

COVERED 
WALKWAY

PROPOSED PARKING DECK 
+/- 366 SPACES



Norcross Parking Deck
Norcross, Georgia April 1st, 2015©2015 Smallwood, Reynolds, Stewart, Stewart & Associates, Inc. The drawing is the property of the architect, and may not be used or reproduced without his written permission. 
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Proposed Parking Deck Plans

Proposed Parking Deck Layout
Number of Parking Spaces= 366
Area of Parking Deck= 119,981.7 sf.
Efficiency per Space= 327.8 sf.  
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TO:  Mayor and City Council 

FM:  Jon Davis, Community Development Director and City Planner 

DATE:  March 11, 2016 

RE:  Agenda Item ~ Authorization to Apply for CDBG Funds for Fiscal Year 2017 

Mayor and City Council, 

The Gwinnett County Community Development Department has advertised for grant award applications 

for the fiscal year 2017.  Staff has identified projects in eligible census tract areas that be candidates for 

funding under the public facilities category of the Community Development Block Grant Program. 

Accompanying this memo is a resolution that must accompany the application due April 14, 2016.  In 

addition, a list of projects with an estimated cost of $908,000 is summarized as follows: 

1. Property Acquisition for a regional storm water management facility in census district 503.20 or

503.19, estimated cost:  $300,000.  Request $300,000

2. Bicycle Facility on Mitchell Road and Price Place, 10,000 linear feet, estimated cost:  $350,000.

Request $300,000

3. Reeves Street, Turn Around Hammerhead Cul‐de‐sac for the Norcross Housing Authority,

estimated cost:  $58,000.  Request $58,000

4. Everglades Trail Culvert of Beaver Ruin Creek, replace Culvert, estimated cost:  $500,000.

Request $250,000.  Design already prepared.

Staff intends to submit the entire list unless directed otherwise.  The CDBG program requires that the 

funds be expended in the year of the award.  In past award years, the projects have had a design 

component in the award.  The effect of this is that the schedule for construction has been compressed 

to accommodate the design phase.  When funded through the grant award, the design phase cannot 

commence until the grant contract has been executed, which occurs in March or April of the contract 

year.  This then pushes the construction phase back until around August of the contract year.  To 

enhance our opportunity for selection, we will propose to fund the survey and design with local funds in 

order to provide an opportunity to commence construction earlier in the cycle by starting the design as 

soon as we are notified of a potential award.  Such notification is usually made in November of the 

previous year.  We estimate a cost of survey and design of about $60,000. 

Please do not hesitate to let me know if you have any questions. 

CITY OF NORCROSS 

Community Development Department



RESOLUTION 

WHEREAS, The City of Norcross has undertaken and executed a Master Plan Study for 
a Greenway Trail in the Beaver Ruin Creek watershed; and 

WHEREAS, a component of the study is to propose locations for treatment of storm 
water runoff to improve water quality and provide visual amenities along the trail system; 
and  

WHEREAS, identifying and preserving properties throughout the study area is a strategic 
aim to realize the goal of the study; and 

WHEREAS, The Gwinnett County Community Development Program has advertised for 
grant applications for Housing and Urban Development (HUD) entitlement grants for 
fiscal year 2017; and 

WHEREAS, One of the categories for application for such grants is “Public Facilities”; 
now therefore be it 

RESOLVED, That the City of Norcross supports the application for property acquisition 
for a regional storm water management facility to The Gwinnett County Community 
Development Program in the FY 2017 grant application cycle, which closes April 14, 
2016. 

IN WITNESS WHEREOF, I have hereunto set my hand and caused this seal to be affixed.  This 
________, 2016. 

______________________________ 
Bucky Johnson, Mayor 

______________________________ 
Attest:    Monique Lang, City Clerk 



 
 

RESOLUTION 
 

 
WHEREAS, The City of Norcross supports providing an infrastructure accessible to its citizens 
with modes of transportation beyond the single passenger vehicle such as walking, bicycling, and 
mass transit; and  
 
WHEREAS, providing an infrastructure conducive to walking and bicycling is an important 
objective in meeting that goal; and  
 
WHEREAS, The recent Livable Cities Initiative (LCI) Studies for the Norcross Activity Center 
confirmed that support, and outlined suggested action items, of which one of those items was a 
bicycle facility on existing public roads; and 
 
WHEREAS, The City of Norcross has undertaken and executed a Master Plan Study for a 
Greenway Trail in the Beaver Ruin Creek watershed; and 
 
WHEREAS, Price Place and Mitchell Road were identified as roads which could have a shared 
bicycle infrastructure; and  
  
WHEREAS, The Gwinnett County Community Development Program has advertised for grant 
applications for Housing and Urban Development (HUD) entitlement grants for fiscal year 2017; 
and 
  
WHEREAS, One of the categories for application for such grants is “Public Facilities”; now 
therefore be it 
  
RESOLVED, That the City of Norcross supports the application for the construction of a bicycle 
facility on Mitchell Road and Price Place to The Gwinnett County Community Development 
Program in the FY 2017 grant application cycle, which closes April 14, 2016. 
  
IN WITNESS WHEREOF, I have hereunto set my hand and caused this seal to be affixed.  This 
________, 2016. 
 
 
      ______________________________ 
      Bucky Johnson, Mayor 
 
      ______________________________ 
      Attest:    Monique Lang, City Clerk  



 
 

RESOLUTION 
 

 
WHEREAS, The City of Norcross has a program of replacing culverts and storm 
drainage structures which have reached the end of their useful life; and 
 
WHEREAS, the culvert under Everglades Trail is close to the end of its useful life, per a 
report prepared on the condition of storm water conduits throughout the area of the city 
annexed in 2012; and  
 
WHEREAS, Everglades Trail is the sole point of entry and exit for the Marshes Glen 
Subdivision, a neighborhood of approximately 190 homes; and 
 
WHEREAS, culvert failure could result in the isolation of this neighborhood from the 
ability to enter and exit the neighborhood via surface transportation, and 
  
WHEREAS, The Gwinnett County Community Development Program has advertised for 
grant applications for Housing and Urban Development (HUD) entitlement grants for 
fiscal year 2017; and 
  
WHEREAS, One of the categories for application for such grants is “Public Facilities”; 
now therefore be it 
  
RESOLVED, That the City of Norcross supports the application for a culvert 
replacement on Everglades Trail to The Gwinnett County Community Development 
Program in the FY 2017 grant application cycle, which closes April 14, 2016. 
  
IN WITNESS WHEREOF, I have hereunto set my hand and caused this seal to be affixed.  This 
________, 2016. 
 
 
      ______________________________ 
      Bucky Johnson, Mayor 
 
      ______________________________ 
      Attest:    Monique Lang, City Clerk  



 
 

RESOLUTION 
 

 
WHEREAS, The City of Norcross supports the initiatives, goals, and interests of the 
Norcross Housing Authority; and  
 
WHEREAS, Reeves Street provides access to numerous properties owned by the 
Norcross Housing Authority; and  
 
WHEREAS, Reeves Street ends in a stub with no ability for emergency and other large 
vehicles to turn around; and 
 
WHEREAS, The Gwinnett County Community Development Program has advertised for 
grant applications for Housing and Urban Development (HUD) entitlement grants for 
fiscal year 2017; and 
  
WHEREAS, One of the categories for application for such grants is “Public Facilities”; 
now therefore be it 
  
RESOLVED, That the City of Norcross supports the application for design and 
construction of a turnaround at the end of Reeves Street to The Gwinnett County 
Community Development Program in the FY 2017 grant application cycle, which closes 
April 14, 2016. 
  
IN WITNESS WHEREOF, I have hereunto set my hand and caused this seal to be affixed.  This 
________, 2016. 
 
 
      ______________________________ 
      Bucky Johnson, Mayor 
 
      ______________________________ 
      Attest:    Monique Lang, City Clerk  
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PUBLIC WORKS,  UTILTIES & PARKS   
__________________________________________________________________________________________________ 

 

 
TO:  Mayor and City Council 
 
FROM: Mary Beth Bender   
 
DATE:  March 10, 2016 
 
SUBJECT: Sheffield Road Drainage Improvements 
 
CC:  Rudolph Smith, City Manager 
 
 
Presented by:  Rudolph Smith, City Manager 
 
 

Project Description 
 

 
Drainage currently ponds at the intersection of Sheffield Road and Lancelot Drive.  The purpose 
of the Sheffield Road Drainage Improvements Project will be to install a new drainage system at 
this intersection and pipe runoff to the nearby drainage culvert under Sheffield Road.  The 
project will also include installation of erosion control measures in the creek at Sheffield Road to 
reduce stream bank erosion downstream of the road crossing.  During construction, thru traffic 
will be blocked but residents will still be able to access the neighborhood through another 
entrance off of Norcross Tucker Road.  
 
Public Works, Utilities & Parks is ready to proceed to environmental permitting, construction 
easement acquisition, and bidding of the project for construction.  The Department is requesting 
formal authorization from the City Council to proceed with acquiring bids from qualified 
contractors to build the project.  Funding for this project would be derived from the City’s 
Stormwater Utility User Fees and was a listed project outlined in last year’s rate increase. 
 

 

Staff Recommendation:  To proceed with Request for Proposal 

Funding Source: Stormwater 

Project Cost: $100,000 - $110,000 

 
345 LIVELY AVENUE, NORCROSS, GEORGIA 30071 

(678) 421-2069 FAX (770) 255-2335  
http://www.norcrossga.net 
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TO:  Rudolph Smith, City Manager 
 
FROM:  Bill Grogan, Acting Chief of Police 
 
DATE:  March 9th, 2016 
 
RE:  Surplus Vehicles 
 
The following vehicles are currently in the Norcross Police Department’s fleet and need to be 
removed due to mileage and mechanical conditions.  These vehicles have already been 
replaced. 
 
I am requesting these vehicles be removed from the Police Department’s inventory and sold as 
surplus: 
 

1) Unit 962, 2007 Ford Crown Victoria, VIN: 2FAFP71W97X154872, mileage 129,008.  The cost of 
repair and mileage have gotten too great.  Purchased 4/11/2007. 

 
2) Unit 963, 2007 Ford Crown Victoria, VIN: 2FAFP71W87X154877, mileage 121,951.  The cost of 

repair and mileage have gotten too great.  Purchased 4/11/2007. 
 

3) Unit 968, 2008 Ford Crown Victoria, VIN: 2FAFP71V68X176286, mileage 109,968.  Vehicle needs 
a new transmission therefore the cost of repair and mileage have gotten too great.  Purchased 
7/25/2008. 
 

4) Unit 969, 2008 Ford Crown Victoria, VIN: 2FAFP71VX8X176288, mileage 127,003.  Vehicle’s 
transmission has already been repaired once and the vehicle’s condition has become too poor 
for continued use.  Purchased 7/25/2008. 

 
5) 2001 Acura Type S, VIN: 19UYA42751A021912, mileage 103.267.  Vehicle needs an abundance 

of maintenance and is a Police Department seizure through a State of Georgia court.  By law, 
proceeds of the sale must be returned to the Police Department’s seized asset fund.  Seized 
2/23/2011. 

NORCROSS POLICE DEPARTMENT 
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TO: 

FROM: 

DATE: 

RE: 

CC: 

Mayor and City Council 

Bill Grogan, Acting Chief of Police 

March 9th, 2016 

Camera Expansion

Rudolph Smith, City Manager 

The Police Department currently has an array of Pan/Tilt/Zoom (PTZ) and License Plate Reader (LPR) cameras 
throughout the City as part of a previously approved program to provide CCTV coverage of major streets, 
intersections, parks and higher crime areas.  Federal Signal was awarded the bid in 2014 after an arduous 
bidding process and remains our vendor for both maintenance and additions to the current system.   

The system has been online for a little over 1 year.  In that time we have identified several limitations to the 
system to include areas without adequate coverage or no coverage at all.  An analysis of the current CCTV 
coverage showed a deficiency in higher crime areas along Beaver Ruin Rd, Brook Hollow Pkwy and Mitchell Rd.  
We are also very limited in coverage of City parks and recreational areas.   

Federal Signal has provided a proposal for an additional 30 PTZ cameras, 10 LPR cameras and 2 rapid deploy 
mobile cameras to be added to our current system and network infrastructure.  We are requesting Mayor and 
Council’s consideration of the above needs along with the funding necessary to expand the existing system based on 
the needs described above. 

VENDOR COST PRODUCT 

Federal Signal Corporation $570,326.49 
(includes 10% margin) 

30 PTZ cameras, 10 LPR cameras, 2 rapid deploy cameras joined to 
our existing CCTV City coverage.  With installation, extended 
warranty, 1 year support.  See Quote Summary. 

Presented By:  Bill Grogan, Acting Chief of Police 

NORCROSS POLICE DEPARTMENT
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Norcross Police Department

(reoccuring)

Location Cost

Maintenance/

Service 1 Year

Add'l 4 year 

LPR warranty Total Need

Federal Signal 

Quote #

Mitchell @ Brook Hollow $27,090.00 $3,479.00 $5,960.00 $36,529.00 Need 1 PTZ and 2 LPR for incoming lanes. SSGQ12806

Mitchell @ Everglades $23,022.00 $2,802.00 $2,980.00 $28,804.00 Need 1 PTZ and 1 LPR for incoming lanes. SSGQ12819

Beaver Ruin @ Indian Trail Road $10,571.00 $1,172.00 $11,743.00 Need 1 High Def PTZ here. SSGQ12810

Beaver Ruin @ Pinnacle Way $13,572.00 $1,255.00 $14,827.00 Need 1 PTZ. SSGQ12809

Beaver Ruin @ Huddersfield $17,584.97 $2,080.00 $19,664.97 Need 2 PTZs here and relay pole radios to send video. SSGQ12818

Beaver Ruin @ Methodist Church/Bella $40,954.00 $5,221.00 $8,940.00 $55,115.00 Need 1 PTZ and 3 LPR cameras at this location SSGQ12804

Jimmy Carter @ Goshen Springs $20,021.00 $2,486.00 $2,980.00 $25,487.00 Need 1 PTZ and 1 LPR for incoming lanes. SSGQ12811

Brook Hollow @ Spring Lake Appts $16,218.00 $2,055.00 $2,980.00 $21,253.00 Need 1 PTZ and 1 LPR camera. SSGQ12825

Brook Hollow @ Las Colinas Appts $24,083.00 $3,164.00 $5,960.00 $33,207.00 Need 1 PTZ and 2 LPR cameras here. SSGQ12813

Rapid Deploy Pole Camera w/radios $14,168.66 $1,528.00 $15,696.66

Locations where a permanent camera is not needed but 

situations arise when we need coverage short term SSGQ12258‐02

Mobile LPR System for Patrol Vehicles $35,460.00 $11,420.00 $46,880.00 2 Mobile LPR systems for Patrol Vehicles SSGQ12794

Summerour Soccer Field $22,230.06 $2,571.00 $24,801.06 New City soccer field on Price Place. 2 High Def PTZs SSGQ12814

City owned Cemetery $28,338.00 $3,334.00 $31,672.00 3 cameras to cover 3 corners of Cemetery SSGQ12817

Thasher Park $43,637.68 $4,450.00 $48,087.68

Currently has only 1 camera with minimal coverage.  This will 

add 3 park cameras, an emergency call box with direct link to 

Police, and 2 cameras for restrooms and pavilion SSGQ12824

Webb Park $54,726.93 $5,960.00 $60,686.93

Currently has only 1 camera with minimal coverage.  This will 

add 4 park cameras, an emergency call box with direct link to 

Poice, and 2 cameras at the restroom building SSGQ12821

Brundage Park $39,227.33 $4,797.00 $44,024.33

No cameras currently.  This would add 2 cameras to the park 

and field, 2 cameras to the restroom pavilion building and an 

emergency call box with direct link to Police. SSGQ12822

TOTAL COST ‐ Materials and Installation $430,904.63 $46,354.00 $41,220.00 $518,478.63

Extended Warranty on LPRs ‐ add'l 4 years $41,220.00

Fed Sig Maintenance/Support ‐ per year $46,354.00

Total quoted cost $518,478.63

TOTAL COST w/10% margin if needed $570,326.49 updated: 01/14/16

2016 Camera Project Addition ‐ Quote Summary from Federal Signal
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Norcross Greenway LCI 
 

Meeting Summary 

Norcross Greenway LCI Public Meeting #1 

 

September 30, 2015 

Norcross Community Center 

 

 

City of Norcross and Consultant Attendees 
Jon Davis, Norcross Community Development 

Director 

Robby Bryant, Project Manager, HDR 

Ronald Geiger, HDR Ryan Healan, HDR 

Marla Hill, PEQ Staci Millwood, PEQ 

 

Meeting Summary 

 

Welcome and Purpose of Meeting – Upon arrival, attendees signed-in and received comment forms to 

provide opinions about the trails project.  The format of the meeting was workshop style and attendees 

joined tables with project consultants to identify preferences for trail amenities and locations. 

The following written comments were submitted during the public meeting: 

• Not a fan of this idea, having strangers walking behind my house, littering, making noise etc.  I 

feel like it’s a gateway for drugs, teenage highjacks, destruction of existing greenspace.  

Cost/increase in taxes to pay for this is also a concern.  No way to police all of this. 

 

• Great ideas – you have my support.  Possible concerns:  homeless campers using to get out of 

the way of the woods, security, trash pile up, maintenance over the years. 

 

• I think it stinks.  It would be more crime.  I live on the corner of Hammond Drive and Kimberly 

Lane right across from the creak and swamp where the trail would be.  Why give rapists, robbers 

a trail to get across the swamp to break into our homes?  I oppose it, do not want it. 

 

• I do not want a road in back of my house that can bring in crime and looters.  It would ruin my 

property and I would need to relocate from the City of Norcross. 

 

• As a senior, I will be walking and would like seating along the trail and internal parking amenities 

for bicycles.  If possible place portable restrooms along the trail and signs addressing littering 

the care of natural areas. 

 

• Need earlier communication about meetings – first published notice of this meeting was 

Monday for Wednesday.  Unacceptable – should be 10 to 14 days advance notice.  Also more 

info about project and feedback after each meeting/stage to participants.  Along the trail, 

address safety concerns and the potential effect on wildlife. 
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• Concept is great, reality is just giving access to crime.  It will have an adverse impact on wildlife 

and see no way it will be monitored for safety.  For any longterm funding could be put to better 

use.  If Council likes the idea of a Greenway route, it should past through their back door. 

 

• We have crime in this area coming from Mitchell Road as it is.  A trail or path would make it 

easier for people to come from the Mitchell Road area.  We would rather have another 

policeman or 2.  Please don’t waste money and endanger us. 

 

• Great concept. 

 

• I live at 738 Mitchell Road.  I can’t see any benefit in constructing a trail along the creek on my 

property.  The landscape of the creek is not suited for construction of this.  The street sidewalks 

are within 100 feet of this proposed design.  I also believe these trails area a crime attraction.  I 

am not for any construction as proposed. 

 

• I am concerned about unwanted people coming into the subdivision.  Could there be some way 

to prevent people from leaving the trail?  There has been some serious vandalism and robbery 

in the area. 
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Norcross Greenway LCI 

Meeting Summary 

Norcross Greenway LCI Public Meeting #2 

 

November 18, 2015 

Norcross Community Center 

 

 

City of Norcross and Consultant Attendees 
Jon Davis, Norcross Community Development 

Director 

Robby Bryant, Project Manager, HDR 

Ronald Geiger, HDR Ryan Healan, HDR 

Inga Kennedy, PEQ Staci Millwood, PEQ 

Marla Hill, PEQ  

 

Meeting Summary 

 

1. Welcome and Purpose of Meeting - The meeting was opened by Norcross Community Development 

Director Jon Davis. Davis welcomed the attendees, introduced other city officials, including Mayor 

Bucky Johnson and members of the police force, then introduced the consultants assisting on the 

project. 

2. Project Manager Robby Bryant reiterated the meeting’s purpose, to show design concepts and 

options based on feedback from the previous public meeting (September 30, 2015), and to talk in 

more detail about the Greenway Livable Centers (LCI) Initiative and its goals. Bryant described the 

three main goals of the project as (1) transportation; (2) recreation; and (3) stormwater 

management. He showed slides of similar projects, including Lilburn, Georgia’s highly successful 

greenway project, and introduced concepts such as sharrows that are being used around the 

country to create or enhance opportunities for walking, biking and other recreational uses for 

greenspace. He then showed the two concepts that have been developed for the proposed project. 

3. Public Involvement consultant Inga Kennedy described the many ways that public input is being 

sought and incorporated into the project. In addition to public meetings, residents and other 

interested parties have been invited to take a survey (available online and in hard copy) and visit the 

project website to leave feedback and receive updates. Kennedy displayed results from the survey 

to date which indicated that people are generally in support of the concept of a trail system in the 

Beaver Ruin Creek watershed. A comment form was also provided at the sign-in table to encourage 

attendee feedback on the information presented at the meeting. 

4. Following Ms. Kennedy’s comments, stormwater management consultant Ron Geiger talked about 

the stormwater management aspects of the proposed Norcross greenway project. Geiger showed 

several slides depicting various stormwater management techniques that may be incorporated into 

projects like the proposed Norcross Greenway LCI. These techniques include streambank 

stabilization and erosion control measures, stream redirection, and ponds, all of which can be 

combined within a greenway system to slow down stream flows, protect property loss from erosion, 

restore and protect natural habitat, and filter out pollution. Attendees were able to see pictures of 

properties before and after streambank work was done. 
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5. Robby Bryant completed the presentation with a summary of the next steps in the Norcross 

Greenway LCI , including a mid-January public meeting, final plan development and presentation to 

the Norcross City Council in early March. 

6. Questions/Comments by Participants 

a. Concerns regarding Mitchell Road: 

i. Will this project happen regardless of input received? 

ii. Will the trail go down Mitchell Road in the existing Right-of-Way (ROW), or will additional 

ROW be required?  

iii. Will additional ROW be purchased or will they expect it to be given by the homeowner?  

iv. The rectangular property will narrow too much if ROW is taken. The existing sidewalk is 

already too narrow. A sharrow could be dangerous. :  

 

b. With regard to wetlands, is there a way to control mosquitos? 

Response: Mosquitos breed in stagnant water. Ideally, in a wetland the water is constantly 

moving and mosquitos are not able to breed. 

c. On Norcross-Tucker Road, the map shows yellow lines along the tributary. Why not just carry all 

the way up to Buford Highway? That section becomes a raging river when it’s wet.  

Response: The entire area has been examined with certain boundaries, but has been identified 

as an access point to Norcross. It is possible to extend it. 

d. Will the project be staged? Are we doing stormwater management, stream restoration and 

recreational building (paths, etc.) at the same time? If so, why? Is that for funding reasons? 

Response: It’s an opportunity to blend an amenity with necessary infrastructure, so it’s a win-win 

for the community. 

e. Concept 2 with trails seems more acceptable from an economic point of view, especially 

considering the cost and maintenance. 

i. Other than creek maintenance, what other purpose will this provide – increased storage 

capacity? 

ii. In the before and after pictures of streambank stabilization, the creeks look four times 

bigger than they originally were? How does this affect property owners? Isn’t this taking 

property away? 

Response: Temporary storage of storm runoff is provided by retention ponds. These allow the 

flow velocity to be slowed down so that it doesn’t scour away the streambanks, and allows for 

some settling out of pollutants. In addition, the eroded streambanks shown were considerably 

higher and more vertical; thus, adjacent property is at greater risk as the banks are eroding. The 
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work protects property from being washed away. Eroded streams widen on their own. After 

stream restoration, streams often get smaller and their banks flatter. 

f. The creek behind my house is five feet wide and about 8 feet deep. Wouldn’t  this work make it 

spread out further? How will it affect current conditions? 

Response: A no-rise analysis would be required by FEMA, which would ensure no loss of adjacent 

properties. 

g. I grew up in Miami and have just returned. Miami has extensive bike trails and park systems. 

The quality of life is incredible. I’m a big advocate of bike trails. There is potential to work with 

the power companies on rights of way. I was involved in a citizens committee eight years ago 

concerning a 60-acre passive park on Satellite Boulevard and Beaver Ruin, and I have all the park 

plans. Connectivity is lacking. Can this be added to that plan? I will pass on copies of the plans. 

Can they be shared with someone influential in Gwinnett County? All that is lacking is the funds. 

Response: We can certainly look at the plans and assess the potential of working with Gwinnett 

on connecting these projects. 

h. To ensure safety on Mitchell Road, crosswalks, mirrors and other safety features will need to be 

incorporated. 

Response: Agreed, and these features will be an integral part of the design. 

i. How is the City going to notify the public about this project’s effect on property owners? 

Response: The City of Norcross will ensure that property owners will be notified. We will post 

notices and even go door to door when necessary. No work will take place on any private 

property without advance notification. 

j. Will owners be allowed to participate in restoration activities? 

 

Response: Absolutely. 

 

7. The formal presentation and Q&A portion of the meeting ended, and attendees were invited to 

come up to either one of three stations to view the maps and two concepts, and to ask questions 

about specific areas of the proposed design.  

The meeting ended at 8:30 pm. A summary of responses to the questionnaire is attached. 
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Summary of Questionnaire Responses 

 

1. Please indicate where you live within the City of Norcross  

• I do not live within the City of Norcross (1) 

• I live North of Buford Hwy (4) 

• I live South of Buford Hwy, East of Mitchell Road  (8) 

• I Live South of Buford Hwy, West of Mitchell Road (2) 

 

2. Do support additional Multi-use trails in Norcross? 

• Yes (14) 

• No (1) 

 

3. Do you support multi-use trails within the right-of-way of existing roads? 

• Yes (14) 

• No (1) 

 

4. Do you support multi-use trails along creek corridors? 

• Yes (12) 

• No (3) 

 

Additional comments and questions 

• Be careful about cross walks.  The intersection of Alston Trace and Beaver Ruin Rd. is already 

dangerous between cars and pedestrians 

• Would like to see concept one 

• Concept 1 

• Concept to OFS site 

• Concept 1 

• Will email my comments.  I think this will be great for our community.  I like Concept 1 –will add 

more value 

• I support concept 1.  Will there be access from Oakbrook Station?  What efforts will be made to 

maintain trees and canopy?  I am concerned about the current condition of the stream behind 

recycling plant, there are bad smells and orange algae blooms. 
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• In favor of concept 1.  Please account for regular trash cleanup.  Access to a grocery store would 

be a plus.  Need a crosswalk to cross Mitchell Rd.  Sidewalks are great; I don’t think proposed 

sharrows are necessary. That traffic is residential and very light. 
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Meeting Summary 

Norcross Greenway LCI Public Meeting #3 

 

January 21, 2016 

Norcross Community Center 

 

 

City of Norcross and Consultant Attendees 

Jon Davis, Norcross Community Development 

Director 

Robby Bryant, Project Manager, HDR 

Inga Kennedy, PEQ Ryan Healan, HDR 

I Marla Hill, PEQ 

 

 

Meeting Summary 

 

1. Welcome and Purpose of Meeting - The meeting was opened by Norcross Community Development 

Director Jon Davis. Davis gave attendees some background on the LCI study, which was conducted 

to examine the feasibility and benefits of a greenway trail system in the Beaver Ruin Creek 

watershed, and discussed some of the major benefits, including increased greenspace, improved 

stormwater management, and connectivity with other trails being developed in Gwinnett County. 

2. Project Manager Robby Bryant presented the pre-final design concepts based on feedback from 

previous public meetings (September and November, 2015). Final plan development will be 

completed and presented to the Norcross City Council in early March. 

3. Questions/Comments by Participants 

a. Do you know where Peachtree Corners is planning to run their greenway? 

Response: Peachtree Corners is developing a system of trails to tie in with a park system under 

development along Satellite Boulevard. They are just getting started in their process, about to 

begin stream restoration. Their first meeting is being held tonight. 

b. What is the general timeline for construction?  

 

Response: We expect construction to start within the next few years. A good bit of it is road-

based trails, which can be started more quickly, as well as stormwater improvements, which will 

also provide stream improvements. This will give us the opportunity to do what we need to do 

and gives us a manageable stormwater system. This project, upon fruition, will probably triple 

public greenspace in Norcross. Every resident will be within a 5-minute walk of greenspace. 

 

c. What is happening on the other side of historic Norcross? 

Response: We haven’t gotten there yet. We’ve started here where we have more space and 

more access to stormwater control. 
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d. Who owns the power company rights-of-way? 

Response: Ownership varies. Some land is owned by Georgia Power, some by Georgia 

Transmission Corporation, and some by private owners with easements. We may have to work 

with property owners with respect to easements. The stormwater improvements are either on 

Georgia Power property or on land the City owns. The power company has a program that 

allows access to their easements, because it allows them to have more regular maintenance on 

their properties than they can provide. This opens up opportunity for us to maintain, landscape 

with native plants, cleans up the neighborhood, and creates increased park space that becomes 

part of our system, with Parks and Recreation and Police oversight. 

e. What will be the most difficult part of implementation? 

Response: Working through easement and access issues with the power company. 

f. Why wouldn’t you just work along the power lines? 

Response: Using the easement properties allows greater access benefits. 

g. What are Gwinnett’s plans? 

 

Response: The County plans to tie into all of the existing and proposed greenway systems. 

 

4. The formal presentation and Q&A portion of the meeting ended, and attendees were invited to 

come up to either one of three stations to view the maps and pre-final concept, and to ask 

questions about specific areas of the proposed design.  

The meeting ended at 8:30 pm. A summary of responses to the questionnaire is attached. 
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Comment Form Responses 

 

• I think it’s a great project. 

• Add a trail through the swamp to connect Norcross-Tucker to Mitchell Road. 

• Great project! 

• Please work with the County on the Satellite Boulevard connection. Plus, if Norcross could be on 

the same page to work with the cities of Peachtree Corners and Duluth for eventual future trail 

connections. Also, if the City of Norcross could be an advocate for the future Beaver Ruin Park 

project at Beaver Ruin Road and Satellite Boulevard. This will not only benefit the city but 

improve the quality of life for everyone in the area. 

• Strongly recommend extending trail along Norcross Tucker past Sheffield Forest to the stream, 

and then a trail (boardwalk) along the stream (and through a natural wooded area!) to connect 

to the E-W streambed! Sheffield is the most attractive area on that side of Buford and should be 

directly on a trail. Also, when Council bought the land from Norcross-Tucker along the stream, it 

was with a boardwalk in mind! 

• Need to use the Merehasen property (between Sheffield and Western Hills) connecting North 

Norcross Tucker to Mitchell. 

• I live at 5605 Hammond Drive, right across the street from the Beaver Creek and swamp, and I 

am concerned about the cut-thru down the street to the trail. We have had break-ins in some of 

the homes. The house across the street was broken into about two months ago. The creek and 

swamp is in their back yard. So I don’t like the idea of the cut thru to the trail. I am concerned 

about our neighborhood safety.  

• It is imperative that the City work with the City of Peachtree Corners on their greenway project.  

Also to work with Gwinnett County to have interconnective trails to complement each other.  

Also the City needs to support the future construction of the Beaver Ruin Passive park to 

connect to the trail system.  A diagram of the Beaver Ruin park was submitted with this 

comment. 

















79.17% 57

20.83% 15

Q1 Would you support a greenway trail
through the City of Norcross that connects
neighborhoods and destinations such as

schools and shopping areas?
Answered: 72 Skipped: 1

Total 72

Yes

No
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57.53% 42

42.47% 31

Q2 Do you currently use any other
greenway trails or paths?

Answered: 73 Skipped: 0

Total 73

Yes

No
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93.44% 57

50.82% 31

49.18% 30

75.41% 46

75.41% 46

50.82% 31

Q3 What types of facilities would you like to
see within a greenway trail? (Check all that

apply.)
Answered: 61 Skipped: 12

Total Respondents: 61  
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Parking
Facilities
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14.29% 10

52.86% 37

7.14% 5

8.57% 6

17.14% 12

Q4 How often would you use a greenway
trail and facilities?

Answered: 70 Skipped: 3

Total 70

Daily

Weekly

Monthly
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Rarely
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97.22% 70

5.56% 4

41.67% 30

0.00% 0

Q5 In your daily routine, what types of
transportation options do you use?

Answered: 72 Skipped: 1

Total Respondents: 72  

Car/Truck

Transit
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Hired Vehicle
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47.37% 27

15.79% 9

71.93% 41

87.72% 50

Q6 If available, would you walk/bike to:
(check all that apply)

Answered: 57 Skipped: 16

Total Respondents: 57  

Work

School

Shopping

Leisure/Recreat
ion/Fitness
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94.83% 55

0.00% 0

94.83% 55

8.62% 5

96.55% 56

94.83% 55

96.55% 56

0.00% 0

89.66% 52

0.00% 0

Q7 Please provide your contact information.
Answered: 58 Skipped: 15

Answer Choices Responses

Name:

Company:

Address:

Address 2:

City/Town:

State:

ZIP:

Country:

Email Address:

Phone Number:
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84.85% 56

15.15% 10

Q8 May we send you project updates? (Not
required)

Answered: 66 Skipped: 7

Total 66
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Memo 

To: Mayor and City Council 

From: Department of Economic Development 

Subject: Retail Plan 

 

To address future retail recruitment and to receive a broader understanding of Norcross 

and adjacent areas, it is requested we implement a Retail Strategy Program. 

 

A Retail Plan includes: 

 Property analysis 

 Retail target list 

 Retail leasing information 

 Mapping of employers 

 Retail “leakage” 

 Consumer research 

 Demographic reports 

 

Which gives us: 

 Marketing information 

 On-demand reporting of individualized analysis and research 

 Interactive consulting & communication 

 

 

Company  *Agreement  Total cost      First Year Additional Years 

 

Retail 360         3 Year  $95,000 $35,000 $30,000 
 
Retail Strategies        3 Year  $100,000 $48,000 $26,000 
 
Buxton        3 Year  $150,000 $50,000 $50,000 
 

 

 

Staff recommends Retail 360. They seem to have a good understanding of our city and our 

needs; without having a “cookie-cutter” approach. They are also the only company willing to 

work side-by-side with staff to recruit individual retail to our city. 

 

Legal is expected to review the contract should we agree to go forward. 

 

* Agreements are year-to-year which will not bind future council. 



 

 

 

 

 

 

 

 

 

Proposal 

RETAIL RECRUITMENT 

SOLUTION 

 
 
 

 

 

 

 

 

Prepared by: Robb Miller 

Expiration: January 31, 2016 
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OUR VALUE PROPOSITION 

 

Since our founding in 1994, Buxton© has been a leading force in retail site and development. We 

are recognized for creating solutions that provide results. Buxton began as a service to help 

retailers make informed site selection decisions by understanding their customers and precisely 

determining their markets. Buxton soon realized that the company’s expertise in retail site and 

market analysis could also be leveraged to benefit communities desiring retail expansion. 

 

 
 

More than simply providing data, Buxton supplies custom marketing materials and strategies 

targeting the unique site requirements of retailers, developers, and commercial real estate 

brokers. Buxton clients achieve outstanding success using our tools for retail identification, 

selection, and recruitment. Clients benefit from Buxton’s unique understanding of site selection 

from the retailer’s point of view. 

 

 Grow Your Community. Create new, permanent jobs that will satisfy your citizens desire to 

shop at home; retain dollars currently spent outside of your community and maximize 

revenue growth to fund city services 

 

 Leverage Buxton’s Retail Industry Expertise. Establish credibility with decision makers by 

providing factual evidence to support your site and gain a competitive position by 

leveraging our experience: 

 3000+ total clients from the retail, restaurant, healthcare, and public sector 

industries  

 700+ public sector clients nationwide 

 35+ million square feet of retail space 

 500+ cumulative years of retail management and economic development 

experience  

 

 Access Your Buxton Solution with Ease. Utilize your best-in-class retail recruitment solution 

via SCOUT™ with the touch of a button from any mobile device; gain answers to your 

retail recruitment and site analysis questions and have the big picture in the palm of your 

hand 

 

 Develop a Long-Term Partnership. Receive personal guidance and ongoing insight into 

key industry topics  
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SCOPE OF SERVICES 
 

Buxton is pleased to present this proposal to Norcross, GA. The purpose of this proposal is to 

outline and review your community development objectives and how Buxton’s solutions will 

enhance your ability to effectively meet those objectives.  
 

Norcross, GA’s Objectives: 
 

1. Recruit new retailers and restaurants  

2. Retain existing retailers and restaurants  

3. Understand current retail and restaurant economic condition 

 

Retail Recruitment and Retention Solution: Your Community Profile  
Our solution is a total marketing strategy that enables community leaders to understand the 

consumer profile of their residents and to identify specific retailers and restaurants who seek a 

market with household purchasing habits just like yours. This solution provides you with the ability 

to actively pursue identified retailers, making a compelling case for their expansion to Norcross, 

GA by utilizing custom marketing packages that Buxton will create for you. You will have access 

to the same analytical information and insights retailers depend on today to make site selection 

decisions. This knowledge will provide you with instant credibility and the ability to differentiate 

your community. 

 

Step 1 – Research Your Community 

Buxton uses over 250 consumer and business databases that are updated regularly and 

compares your potential sites to the universe of all competing sites operating in the U.S. We 

define your current retail situation and those in any neighboring communities that impact your 

retail environment.  

 

Step 2 – Define and Evaluate Your Trade Area 

Customers shop by convenience, measuring distance based on time, not mileage. We will 

conduct a custom drive-time analysis to determine your trade area using our proprietary 

methodology and knowledge of individual retail clients’ actual trade areas. Your drive-time 

trade area will be provided to you as a map that accurately depicts your consumer shopping 

patterns. 

 

Step 3 – Profile Your Trade Area’s Residential Customers  

Your community profile will analyze every household in your drive-time trade area. Based on 

more than 7,500 categories of lifestyles, purchase behaviors, and media reading and viewing 

habits (psychographics), the households in your trade area are assessed to gain an 

understanding of the types of retailers that would be attracted to your site. 

 

Step 4 – We Match Retailers and Restaurants to Market Potential 

Buxton will match the consumer profile of your community’s trade area against the customer 

profiles of 5,000+ retailers in our proprietary database. We will identify the similarity between the 

two profiles analyzed using Buxton’s proprietary retail matching algorithm to determine if your 

site presents an attractive opportunity for each retailer. We then qualify the list of matched 

results to verify that a retailer is currently operating or expanding, that they operate in similar 

sites, and that your site affords adequate buffer from competition and cannibalization to be 

realistically considered. 
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Step 5 – We Create Marketing Packages 

Buxton will assemble individualized marketing packages for up to twenty (20) targeted retailers. 

We will notify each retailer’s key real estate decision maker by letter, informing them that they 

have been qualified by Buxton as a potential viable fit for your site and should expect to be 

contacted by a representative of the city. 

 

Your marketing packages will be delivered to you in SCOUT and include a: 

1. Map of the retail site and trade area 

2. Map of the retailer’s potential customers 

3. Retailer match report that compares the site’s trade area characteristics and consumer 

profile with the retailer’s sites in similar trade areas  

 

Solution Deliverables: 

 SCOUT Touch access  

 Drive time trade area maps 

 Retail site assessment 

 Retailer specific marketing packages (for up to twenty (20) retailers) 

 Mobile tablet device at completion with pre-loaded findings 

 

Multi Year Deliverables:  

Years 2 and 3 of this agreement will include a Retail Recruitment model refresh, retail marketing 

packages, and full access to SCOUT and SCOUT Touch. 
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Access and Use Your Retail Recruitment Solution via SCOUT Touch 
Buxton’s Retail Recruitment solution will allow you to actively recruit retailers to your community 

and support existing businesses with the push of a button in SCOUT Touch, providing you with 

crucial information about your community, your trade areas, your residents, and much more. 

SCOUT is a web-based platform that is accessible on any Windows or iOS enabled device with 

an Internet connection. It is designed to give decision-makers in your community access to the 

data and solutions that will assist them in making better business decisions. The Retail 

Recruitment solution includes one (1) mobile tablet device that will be provided at completion 

and pre-loaded with all key findings. This mobile tablet device, possession of Norcross, GA, 

enables four (4) SCOUT users with the ability to run demographic and trade area profile reports, 

and view maps and other data elements. 

 

Identifying and quantifying key variables that impact your community, you will acquire insights 

from these findings that will provide you with a strong understanding of retail recruitment and 

business retention efforts. In Buxton’s SCOUT Touch you will be able to: 

 

 Identify retail matches  

 Run variable reports 

 View city limit maps 

 Run healthcare reports 

 Run demographic & consumer propensity reports 

 See aerial view 

 View physician intelligence 

 Run comparable reports 

 Run retail leakage/surplus reports 
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SUPPORT 
 

SCOUT Technical Requirements 
SCOUT can be accessed at the following URL: www.buxtonco.com 

 

SCOUT is a web-based platform accessible on any desktop, laptop, or mobile tablet device that 

has an Internet connection. An iPad Air 2 is suggested by Buxton to give you the best user 

experience. Android tablets are not supported by Buxton’s Helpdesk. Minimum browser 

requirements are Internet Explorer 10, Safari 5, Chrome 21, or Firefox 14. 

 

Buxton’s Helpdesk 
(1-817-332-3681) is available during normal office hours (8:00 AM-5:30 PM CST, excluding 

weekends and public holidays). Buxton’s Helpdesk team will be available to support all 

educational, functional, and technical inquiries and will respond to all requests within twenty-

four (24) hours of submission. 

 

  

Buxton’s Helpdesk 

Monday – Friday: 8:00 am – 5:30 pm CST 

1-817-332-3681 
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TERM, FEES, AND DELIVERY 
   

Annual Fee $50,000 

Agreement Term Three (3) Years 

Year 1 Fee (50% invoiced upon execution of this agreement;  

                             50% invoiced upon targeted retailer identification) 

$50,000 

Year 2 Fee (Invoiced 1st anniversary of this agreement) $50,000 

Year 3 Fee (Invoiced 2nd anniversary of this agreement) $50,000 

 

  

Delivery Norcross, GA will have access to retail match lists and marketing packages 

within sixty (60) business days of execution. 

Your SCOUT access will be enabled within ten (10) business days of the execution of this agreement. Norcross, GA will 

have access to retail match lists and marketing packages within sixty (60) business days of execution. The initial term of 

this agreement is for one (1) year. This agreement shall thereafter automatically renew for a maximum of two 

subsequent terms of one (1) year each. However, at any time during this initial one (1) year term or any subsequent 

one (1) year terms, Norcross, GA may cancel services for the following year by providing written notice to Buxton at 

least thirty (30) days in advance of a yearly renewal, or thirty (30) days after the yearly renewal date. All service fees 

associated with this agreement are due in net (10) days of the date of the invoice. Execution of this agreement will act 

as full consent that Buxton may include Norcross, GA on its client list and in presentations and public relations efforts. 

Additionally, Buxton may issue a press release announcing Norcross, GA as a client. When doing so, Buxton will not 

reveal information that is confidential and proprietary to Norcross, GA.  

  

 

Buxton 

 
 

 Norcross, GA 

 
 

Signature 

 

 Signature 

 

Printed Name 

 

 Printed Name 

 

Title Date  Title Date 

 

 
Please provide us with a primary point of contact 

for invoice receipt. 

 Please provide us with a primary point of 

contact. 
 

Name:  

  

Name: 

 

Phone: 

  

Phone: 

 

Email:  

  

Email:  

 

Preferred Method of Receipt:       Email  OR  U.S. Mail 
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ADDITIONAL RECOMMENDED SOLUTIONS 

 

 

Visitor Insights - $10,000 

 

Buxton can develop unique profiles of your visitors by analyzing 

all Visa expenditures for a recent twelve (12) month period 

where the cardholder’s originating address is located outside 

the designated regions. Expenditures are consolidated at the 

ZIP+4 level so as to de-identify individual cardholder information 

and respect card-holder privacy laws while still providing Buxton 

with a way to develop an accurate visitor profile of the visitors to 

Norcross, GA. This solution will provide you with insights into more 

than 7,500 categories of lifestyles, purchase behaviors, and 

media reading and viewing habits of your visitors.    

 

 

 
Next Page: Project Schedule 
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PROJECT TIMELINE  
 

 

  

 

Within ten (10) 
business days of 

executed 
agreeement

•Acquire retail location areas from Norcross, GA

•SCOUT access

•Research and verify Norcross, GA's retail trade area

•Define drive-time trade areas

•Evaluate Norcross, GA's retail potential

•Analyze retail leakage/surplus

•Examine local business retention and expansion

•Determine customer profile 

•Assess retail sites

•Determine matching retailers and restaurants 
market potential

Within sixty (60) 
business days 

post data 
acquisition

•Deliver marketing packages and begin 
communication with retailers
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r360, LLC was started to provide customized, cost-effective research, marketing and 

consulting services to every sector involved in retail development and redevelopment - 
the public sector, developers, commercial brokers, property owners, retailers and tenant 
reps. 

Currently, retail consulting firms focus on providing reams of demographic research 
(quantity over quality) and varying methods of pro-active outreach to retailers. There 
seems to be a "one size fits all" mentality that fails to recognize the differing needs of 
communities and retail decision makers. 

We believe pro-active recruitment of retailers as a singular approach fails to provide a 
comprehensive communication strategy that brings together the appropriate 
commercial real estate professionals and expertise necessary to have a meaningful 
impact on the retail landscape of a community or project. 

Our commitment to communication - through advanced research solutions and analytics, 
pro-active marketing through social media, email and conferences and direct interaction 
with our industry contacts throughout the U.S. - provides our public sector clients the 
most effective research, marketing and positioning of the retail opportunities in their 
community. 

For developers, tenant reps, retailers, commercial brokers and property owners, our 
commitment is site specific, decision critical data, analysis, mapping and marketing 
materials to facilitate deal making. 

 

 

COMPANY OVERVIEW 

PUBLIC SECTOR 
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Our research solutions are customized versus the industry standard pre-formatted radius 
or drive-time areas.  Each city, community, or retail trade area requires unique analysis 
based on numerous factors including natural boundary areas, current retail tenant mix, 
competition, travel times, radius areas and existing sites/buildings.  Our research focuses 
on identifying the decision critical data that will most likely influence the site location 
decisions by retailers.  Once these data points are determined – we provide thematic 
maps, aerial photos, asset maps, and customized research reports by retail sector.    
r360’s primary data resources include: 
 

 

CENSUS, AGS, CLARITAS & ESRI 

DEMOGRAPHICS 
 

By incorporating demographic data from 

multiple sources, DDR is able to better 

understand the population, income and retail 

spending shifts taking place in the current 

economic environment. Our data also 

provides historical perspective and projected 

growth opportunities. 

BUSINESS LOCATION DATA 
 
This location data is ideal for competitive 
analysis, understanding market opportunities 
and evaluating market dynamics. Sourced to 
D&B®, the world's most trusted source of 
sales and marketing solutions, all D&B 
information is powered by DUNSRightTM, 
D&B's Quality Process which gives you the 
insight you need to identify and target 
prospect

CONSUMER SPENDING 
 

This data includes 18 reports and over 1,000 
variables that collectively cover 
approximately 95% of household spending. 
Based on extensive modeling of the BLS 
Consumer Expenditure Survey, Consumer 
Spending provides reliable estimates of 
market demand and average household 
expenditures. 

RETAIL POTENTIAL 
 

This new tabulation utilizes the Census of 
Retail Trade tables which cross-tabulates 
store type by merchandise line. The 
Consumer Expenditure data was aggregated 
to the merchandise line classification and 
then distributed to each of the major store 
types.

 

TAPESTRY SEGMENTATION 

PROFILES 
 

Tapestry classifies US neighborhoods into 65 
market segments based on socioeconomic 
and demographic   factors, then consolidates 
them into LifeMode and Urbanization 
Groups. 

 

 

CONSUMER BEHAVIOR &  
ATTITUDES 

The consumer behavior database consists of 
approximately 1800 indexes of product 
consumption, lifestyle preferences, product 
ownership, and attitudes. The database is 
derived from an analysis of the MRI surveys 
using MOSAIC and offers insight into the 
consumption patterns and preferences of 
consumers.  

RESEARCH 
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RETAIL GAP/LEAKAGE SUMMARY 

 
One of the most critical components of any retail research/consulting engagement is 
accurate retail leakage analysis – measuring household spending by category that is 
leaving the designated trade area to purchase goods and services.  Capturing this leakage 
through development and redevelopment broadens the tenant mix, creates jobs and leads 
to additional retail sales tax revenue. 
 

COMMUNITY PEER ANALYSIS 
 

Developers and retailers are always looking for opportunities in cities/trade areas that are 
similar to previous projects they have completed.  We have developed a software solution 
that allows us to very quickly identify similar geographies (peers) based on a set of 
demographic, consumer spending and population segmentation variables – allowing us 
to match potential developments and new retail based on existing locations. 
 

FOCUS PROPERTIES 
 

The r360 team will work with your organization, local property owners and active 
commercial brokers in your market to determine the appropriate Focus Properties to 
position as opportunities to developers, tenant reps and retailers.  Once we’ve identified 
these opportunities, we will upload them to OppSites.com on your behalf (see the 
OppSites discussion below). 
 

RETAILER TARGET LIST 

 
The r360 team, leveraging our experience, resources and contacts throughout the U.S. will 
build a retailer target list to zero in on those retailers most likely to consider your city/retail 
trade area for future expansion.  We will also match the retailers in this list to developers 
that have done single and multi-tenant projects with these concepts. 
 

AERIAL MAPS OF CURRENT RETAILERS 
 

Our mapping software solutions create aerials by city, retail trade area or 
development/redevelopment zones including locations of current regional and national 
retailers. These aerial maps become key components of the Retail Marketing Brochure. 
 

RESEARCH – ON DEMAND 
 

All r360 clients have the ability to contact us to request up to twelve customized 
demographic research reports for specific sites or retail concept.

ANALYSIS 
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RETAIL MARKETING BROCHURE 

 

Highlights the Focus Properties in your city, key demographic statistics and includes an 
11x17 aerial overview of the current retail landscape in the trade area.   

 
SOCIAL MEDIA MARKETING 

 

The goal at r360 is to use every available avenue for marketing and positioning the retail 
opportunities in your client communities.  The cell phone and computer have become the 
primary communication tools in business and r360 will take advantage of the software 
applications that real estate decision makers use on a daily basis as key components of 
their information network.  

 
CONFERENCE REPRESENTATION 

 

r360 will market your community and Focus Properties at the regional and national ICSC 
conferences throughout the year. Our marketing efforts will include one-on-one and 
portfolio review meetings with retailers, developers and tenant reps. 

 

  
 

r360 uses OppSites as a platform to proactively market the Focus Property opportunities 
in our engaged communities across the U.S. 
 

www.oppsites.com 
 

OppSites is the only online marketplace showcasing public and privately owned properties 
that cities want to   see developed or redeveloped. r360 works with our public sector 
clients to identify focus properties and then post your public and privately owned sites, 
even if those sites are not listed for sale. Those sites are showcased on a searchable, web-
based platform, and can be marketed to a national audience of developers. 

Cities Add underutilized Districts and Sites (r360 does this for our clients), and share 

local knowledge about what they want to see built.  Cities maximize economic 

development by sharing local knowledge and marketing their development priorities on 

a national scale. This exposure helps cities attract investment to development priorities 

that might otherwise go unnoticed. 

 Implement community goals 

 Increase revenue and property values 

 Preserve the rights of all property owners 

 Increase government transparency 

 Leverage local assets and investment

PROACTIVE MARKETING  

http://www.oppsites.com/
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Investors and developers Find underexposed real estate opportunities, and gain insight 

into markets primed for new investment.   

Investors, developers, and brokers use OppSites to Find underexposed development 

opportunities, and to Follow preferred cities to learn about opportunities before they 

hit the market. OppSites is like having a personal relationship with every city. 

 Gain local knowledge about priorities and incentives 

 Build relationships in new markets 

 Learn about pre-market opportunities 

 Reduce risk and save time and resources 

 
 BASECAMP 
  

Upon completion of the research component of our engagement, the r360 team creates 
an online account through BASECAMP, a document management and communication 
platform, available to the appropriate contacts in your city/organization to access all 
research, analysis and marketing materials. 
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Chuck Branch is the CEO and Founder of r360, LLC. He is also 

CEO and Managing Partner of Decision Data Resources, a web-based 
GIS software subscription service.  Chuck was a co-founder and 

Partner of Retail Strategies from 2011 to June 2015 when he sold 
his interest to the other partners of the firm. Chuck has spent the 

past 14 years providing research and marketing services to the 
public sector, commercial developers, and commercial real estate 
firms. His background includes research, consulting, project 

management and product implementation. 

THE r360 TEAM 

ASSIGNED TO THE NORCROSS ENGAGEMENT 

 

As the COO and Vice President of Marketing, Amanda 
Beshears oversees all operations and marketing for r360, LLC. 

With over 7 years of experience in retail real estate, she has 
created real estate committee site selection packages for over 50 

of the nation’s largest retailers and restaurants while assisting in 
hundreds of retailer site selection decisions. Amanda has also 

worked with over 100 cities in customizing their marketing, 
research and strategic planning needs. Her expertise includes: GIS 

mapping, advanced market research, market development plans, 
site selection packages, digital marketing, project coordination, 
conference & event management, public relations, client 

communication and team operations. 

Charles Branch is the Vice President of Business Development 

for r360, LLC. Prior to joining r360, LLC, Charles was a Director of 
Business Development at Retail Strategies, LLC where he worked 

with municipal clients assisting their retail market analysis and 
recruiting efforts. His focus was customized retail market research, 

developing retail strategic plans and identifying retail recruitment 
and development opportunities. 
 

 Jackie Bell is the Director of Marketing & Social Media for r360, 

LLC. She previously worked for Retail Strategies, where she gained 
experience using innovative software solutions to produce strategic 
plans for municipalities. Jackie specializes in GIS mapping, 

marketing deliverables, web design and digital media. She has an 
extensive knowledge of digital media marketing including advanced 

social media concepts allowing her to connect retail opportunities 
globally.
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CUSTOMIZED CONSULTING ENGAGEMENT  
 

 

 
                                            

       

       
 

 

PROJECT TIMELINE & PRICING 
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INITIAL ENGAGEMENT:  THREE (3) YEAR 
 

PRICING – YEAR 1              $35,000 
.   

 Initial Market/Trade Area Research and Analysis for the Norcross market  
 On Demand Reports – up to 12 requests per year 
 Retailer Target List  
 Marketing materials and Social Media initiatives 

 
 

PRICING – YEARS 2 AND 3           $30,000 per year 
 

r360, for year two and three of the engagement, will provide updated research and on-
demand research reports/analysis.  
 

 Updated Market/Trade Area Research and Analysis  
 On Demand Reports – up to 12 requests per year 
 Updated Retailer Target List  
 Updated Marketing materials and Social Media initiatives 

 
The City of Norcross will have the option to terminate the engagement at the end 
of the second year. 
 
The City of Norcross may, at its discretion and under a separate agreement, choose 
to engage r360’s strategic partner, Redmont Consulting Group LLC, to provide Real 
Estate Advisory Services in the future. 
 

PRICING – YEAR 4 AND BEYOND       
   
Our clients have the option, beginning in year four, to renew r360 services on an annual 
basis at the year three cost plus fifteen percent (15%). 

 
 
 



 
 

PROPOSAL TO THE CITY OF NORCROSS 
MARKET ANALYSIS, STRATEGIC PLANNING AND RETAIL RECRUITMENT 

 

 
 
INTRODUCTION: 
 
 
Birmingham based Retail Strategies, LLC is a retail consulting firm offering unparalleled market 
analysis, strategic planning, and retail recruitment services to municipalities and economic 
development authorities.  We currently have employed 14 research, marketing and real estate 
professionals plus we have established numerous relationships with commercial real estate firms and 
developers across the U.S. to assist our public sector consulting engagements.  We have offices in 
Birmingham (AL), New Orleans (LA) and Dallas (TX) to serve the Southwest and Midwest markets. 

The current economic environment has taken its toll on cities throughout the country, many of 
whom rely on volatile retail sales taxes as a primary source of revenue. Basic community services 
and quality of life depend heavily on a city's ability to broaden the sources of public revenue. This 
often requires the city to recruit additional retailers, identify local entrepreneurial opportunities or 
assist existing businesses in better understanding their potential through detailed market analysis. 

To accomplish this, cities today need a plan to address their retail recruitment initiatives. In many 
instances, city economic development efforts turn to retail consultants to address these issues, only 
to be left with research reports, a list of retailers, and limited guidance on the actual process of 
recruiting prospects to their community. 

Retail Strategies, LLC partners with the appropriate city departments, staff, elected officials and other 
stakeholders to identify, through in-depth research and analysis, opportunities to recruit retail 
concepts that expand and improve the retail tenant mix and retail tax base throughout the client’s 
community. Our unique research solutions help you better understand the strengths, weaknesses, 
and opportunities in your retail trade areas through demographic and business analysis, retail gap 
analysis, and peer analysis.  
 

Once we have completed the research assessment we then focus on the primary benefit of our services 
– the retail recruitment strategic plan and recruitment of retailers. The conclusions of retail research 
reports are meaningless without effectively executing a Strategic Retail Recruitment Plan.   

 
 
 
 
  
 



 
Our Process 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Your Results 

 

 

TEAM: 
 

Scott VonCannon (Lead) came to Retail Strategies with an extensive background handling 
economic and community development marketing initiatives. He brings experience working with 
State officials, Economic Developers, Chambers of Commerce, and municipalities to help promote 
business growth within a community, region or state. He worked in Nashville for four and a half 
years and has relocated to Birmingham to join Retail Strategies. Scott graduated from Auburn 
University with a bachelor’s degree in Business Administration with a concentration on Marketing. 
 
Charles Branch (Lead) is a Business Developer for the Retail Strategies team assisting in the 
research and retail recruitment efforts for multiple municipal clients throughout the Southeast. He 
specializes in the execution of the strategic retail recruitment plan, focusing on the identification of 
companies to fill the product and service gaps within each city’s trade area. Charles graduated from 
the University of Alabama with a bachelor’s degree in Finance and is a member of the International 
Council of Shopping Centers.  
 
Chuck Branch is CEO of Decision Data Resources and co-founded Retail Strategies in 2011. Chuck 
has spent much of his career managing the development and implementation of large database and 
GIS projects and solutions for municipalities and workforce development related agencies and 
organizations across the United States.  

 

  

 Market Analysis 

 Retail GAP Analysis 

 Retail Peer Identification 

& Analysis 

 Catalog Available 

Properties 

 Identify Retail Prospects 

 Develop Recruitment 

Plan 

 Develop Marketing Materials 

 Proactive Recruitment of Retail 

Prospects 

 Monthly Reporting to City 

 Representation at National & 

Regional Conferences 



METHODOLOGY AND APPROACH: 
 

SUMMARY OF RETAIL ANALYSIS AND SERVICES:  
 

 Custom Demographic Research – Historical, Current, and Projected Demographics – to include market 
trade areas by radius/drive-time, and custom trade areas associated with Norcross  

 Tapestry Lifestyles – Psychographic Profile of Trade Area / Market Segmentation Analysis 

 Retail GAP Analysis 

 Retail Peer Analysis  

 Thematic Mapping and Aerial Imagery by trade area   

 Retail Competitor Mapping/Analysis 

 Consumer Attitudes and Behaviors 

 Market Maximization Summary and Strategic Leasing Plan  

 Identification of Priority Business Categories for Recruitment and/or Local Expansion 

 Analysis of future retail space requirements in relation to the retail market analysis, the market’s growth 
potential and trends in the retail industry 

 Identification of Retail Prospects to be targeted for recruitment 

 Retailer Recruitment and Execution of the Retail Strategic Plan  

 Updates on Retail Industry Trends 

 

RETAIL STRATEGIES RESEARCH: 
 
Our research solutions are not a “one size fits all” or pre-formatted by an industry standard radius or drive-

time area.  Each city, community, or retail trade area requires unique analysis based on numerous factors 

including natural boundary areas, current retail tenant mix, travel times, radius areas and existing 

sites/buildings.  Our research focuses on identifying the data points that are most likely to influence the site 

location decisions of retailers.  Once these data points are determined – we provide thematic maps, aerial photos, 
asset maps, and customized research reports by retail concept.    

 

Retail Strategies primary data resources include: 

 

CENSUS, AGS AND ESRI DEMOGRAPHICS 
By incorporating demographic data from multiple sources, DDR is able to better understand the population, 

income and retail spending shifts taking place in the current economic environment. 

 

BUSINESS LOCATION DATA 
This location data is ideal for competitive analysis, understanding market opportunities and evaluating 

market dynamics.  
 

Sourced to D&B®, the world's most trusted source of sales and marketing solutions, all D&B information is 

powered by DUNSRightTM, D&B's Quality Process which gives you the insight you need to identify and target 

prospects.  

 

CONSUMER EXPENDITURES 
This data includes 18 reports and close to 1,000 variables that collectively cover almost 95% of household 

spending. Based on extensive modeling of the BLS Consumer Expenditure Survey, CEX provides reliable 
estimates of market demand and average household expenditures. 

 

RETAIL POTENTIAL 
This new tabulation utilizes the Census of Retail Trade tables which cross-tabulates store type by merchandise 

line. The Consumer Expenditure data was aggregated to the merchandise line classification and then distributed 

to each of the major store types.  

 

  TAPESTRY 
Tapestry classifies US neighborhoods into 65 market segments based on socioeconomic and demographic 

factors, then consolidates them into LifeMode and Urbanization Groups. 

 



 

FINAL DELIVERABLE AND STRATEGIC RETAIL RECRUITMENT PLAN: 
 
Upon completion of the research component of our engagement, the Retail Strategies team will create 
an online account through our BASECAMP platform available to the appropriate contacts in Norcross 
to access all research, analysis and the strategic plan. 

 
1. Retailer Overview and Recruitment Plan- Summary of the primary retail gaps inclusive 

of the key retailers to be pursued with a prototypical overview of each retailer relative to 
size, economics, etc. 

2. Local Property Catalog- Retail Strategies, LLC and its partners will work with the city to 
catalog all local commercial properties that may be suitable sites to present to 
prospective new retailers.  This will include maps, marked aerials and all pertinent 
contact and site specific information relative to each site.  

3. Call List and Recruitment Update- an ongoing tracking form to keep the identified city 
contacts updated relative to recruitment efforts and specific interaction with prospective 

retailers.  
 

PROPOSED CONSULTING ENGAGEMENT COSTS:  
(VALID FOR 60 DAYS) 
 
INITIAL ENGAGEMENT:  THREE (3) YEARS  
 
PRICING – YEAR 1               $48,000 
.   
Deliverable will focus on all retail trade areas for Norcross and include: 
 

 Initial Market/Trade Area Research and Analysis  
 Creation of Strategic Retail Recruitment Plan  
 Development and continued updating of Retail Prospect List 
 Representation at national and regional retail real estate conferences 

 

PRICING – YEARS 2 AND 3          $26,000 per year 
 
Retail Strategies, for year two and three of the engagement, will provide updated research and on-
demand research reports/analysis.  
 

 Updated research and on-demand research reports/analysis 
 Updating of Strategic Retail Recruitment Plan 
 Continued updating of Retail Prospect List 
 Representation at national and regional retail real estate conferences 

 

 
 

PRICING – YEAR 4 AND BEYOND          
 
Our clients have the option, beginning in year four, to renew Retail Strategies services on an annual 
basis at the same cost as year three of the consulting engagement. 
 

 
 
  



ABOUT RETAIL STRATEGIES: 
 
Retail Strategies is a unique consulting platform that offers unparalleled market research and 
analysis, strategic planning and retail recruitment services to municipalities and economic 
development authorities. 
 
Retail Strategies’ founding principals (Chuck Branch and Robert Jolly) joined forces in 2011 
combining a unique mix of research and analysis skills and technological capabilities with vast 
national retailer relationships and retail recruitment expertise.  
 
Retail Strategies’ team is unparalleled in the industry. The team is comprised of 14 experienced 
retail real estate professionals.  
 

www.retailstrategies.com 
 

Project Primary Contacts Information 
 

Scott vonCannon 
Business Development 
Retail Strategies 
120 18th Street South 
Birmingham, AL 35223  
Office: (205) 490-2827  
Email: scott@retailstrategies.com 
 
Charles Branch 
Business Development 
Retail Strategies 
120 18th Street South 
Birmingham, AL 35223  
Office: (205) 314-0393 
Email: charles@retailstrategies.com 
 
Chuck Branch 
Partner 
Retail Strategies 
120 18th Street South 
Birmingham, AL 35223  
Office: (205) 871-0353  
Email: cbranch@retailstrategies.com 
 

 
 

 

http://www.retailstrategies.com/
mailto:scott@retailstrategies.com
mailto:charles@retailstrategies.com
mailto:cbranch@retailstrategies.com
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TO: Mayor and City Council 

FROM: Rudolph Smith, City Manager 

DATE: 3/17/16 

SUBJECT: Assessment of Electric and Stormwater Divisions 

For the past nine months, I have been managing and evaluating the Public Works, Utilities 
& Parks Department, with a focus in the electric and stormwater divisions. After careful 

evaluation, a decision was made to contact a consultant. In December 2015, Mr. William 
Tom Berry was contracted to perform an in-depth assessment of the electric division. 
During the initial phases of the assessment, it was discovered that the expenditures and 

electric rates needed to be re-examined. 

The most costly expenditure in the electric division is caused by outsourcing maintenance 
of our  electrical systems and rehabilitation of older facilities. Attached is a
recommendation on how the city can reduce outsourcing costs by restructuring the 
division and hiring full-time employees which will result in a tremendous savings for the 
city. 

The Stormwater division was also evaluated and it is recommended that a title change be 

made. The Stormwater Supervisor will change to Stormwater Superintendent, this will not 
require hiring another employee. 

If you have any questions related to these recommendations, please do not hesitate to 
contact me. 

Rudolph Smith 



Memo 
To: 

From: 

cc: 

Date: 

Re: 

Rudolph Smith 

William Berry 

March 16, 2016 

Electric Division Structure 

In response to your request I have reviewed the electric department structure and your current 
cost for using outside contract labor and equipment. I have discussed the structure with the 
electric department management team and the Human Resource Manager, Kimberly Turpin. 
Following is my proposal; 

1. Establish four (4) new positions to replace current Lineman positions. The new positions
would be:

a. Lineman I
b. Lineman II
c. Apprentice Lineman
d. Groundman

2. Current annual salaries for the three (3) current positions (three lineman) is $141,073
before benefits.

3. The salaries for the new positions are proposed as follows
a. Lineman II: $55,519 x 2 employees = $111,038.00
b. Apprentice Lineman x 1 current employee @ $44,535 and 1 new employee

@ $41,600 = $86,135
c. Groundman : $31,403 x 2 employees = $62,806
d. Total salaries = $259,979 less current salary of $141,073 = $118,906 net

annual increase before benefits.

4. Contract labor (Pike) expended YTD is approximately $400,000, leaving approximately
$300,000 + budgeted expense pending. The electric management team (Gaines &
Briscoe) have already established an exit strategy for Pike during the month of April.

5. The electric management team salaries (Gaines & Briscoe) should be evaluated to
prevent their salaries from being compressed by their subordinates.
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1.0 Introduction  

1.1 Purpose of this report 

The purpose of this report is to document the findings of a traffic engineering study of the 

Holcomb Bridge Road railroad crossing.  The study identifies the traffic and safety problems 

of the at-grade railroad crossing and provides options for its relocation and/or reconstruction. 

See Figure 1: Project Location Map. 

1.2 Overview of the report 

This report is separated into five primary chapters:  Existing Conditions, Public Involvement, 

Description of Traffic Control Alternatives, Results of the Public Survey and Conclusions. 

The Existing Conditions chapter (2) presents information on traffic counts, pedestrian traffic 

and crash statistics.  The existing conditions section presents traffic and pedestrian patterns in 

the Central Business District (CBD). Crash statistics were obtained from Georgia Department 

of Transportation and are discussed in detailed.  The last section of the Existing Conditions 

chapter identifies the traffic problems relating to the reported information contained in the 

previous sections.   

Chapter 3 of the report describes the public involvement process used in determining the 

most supported solution to the traffic problems identified. 

 

Chapter 4 of the report describes the traffic control alternatives that were considered.  

 

Chapter 5 provides the results of the public survey taken to determine how much public 

support is there for different alternatives. 

 

The last chapter (Chapter 6) of the report contains the conclusions and summarizes the key 

traffic findings and the proposed preferred alternative. 
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Figure 1:  Project Location Map 
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2.0 Existing Conditions 

2.1 Background Information 

This project evolved from two previous studies conducted by the Atlanta Regional 

Commission (ARC).  The ARC’s Livable Centers Initiative (LCI) study completed in August 

2012 and the 2013 Norcross Town Center LCI Supplemental Study identified three possible 

options to improving the railroad crossings in Norcross. ARC has also funded this 

supplemental study with the main emphasis on the improvement of the Holcomb Bridge 

Road railroad crossing.  

2.2 Traffic Counts 

Bi-directional daily traffic volumes and intersection turning movements were collected in 

September 2013 in the CBD of Norcross.  Truck classification counts were also collected to 

determine the truck percentages in the CBD area.  Currently, trucks are prohibited in the City 

and in particular, prohibited from the use of the Holcomb Bridge Road railroad crossing.  

The truck percentage on Holcomb Bridge Road was measured as being 4% with 3% single-

unit trucks and 1% heavy trucks.  The percent trucks on roadways in the study area are 

contained in Appendix A. 

 

Figure 2 displays the daily two-way traffic volumes in the CBD.  Figure 3 displays the AM 

and PM peak hour traffic patterns that were identified from the intersection turning 

movements.  All of the traffic counts are contained in Appendix A.  

2.3 Pedestrian Traffic 

 The pedestrian traffic was counted at all of the CBD intersections.  Figure 4 displays the 

major pedestrian travel patterns that were identified from the pedestrian counts taken. 

2.4 Crash Data 

The most recent available crash data was obtained from the GDOT for the intersection of 

Holcomb Bridge Road at Thrasher Street. The intersection of Holcomb Bridge Road at 

Thrasher Street had four crashes in 2012.  These four crashes are shown in a collision 

diagram in Appendix A.  Three of the angle collisions were between a northbound vehicle on 

Thrasher Street and an eastbound vehicle on Holcomb Bridge Road.  The fourth collision 

was a sideswipe of a parked vehicle on southbound Thrasher Street. 
 

One factor that could be contributing to the angle collisions at the intersection of Holcomb 

Bridge Road at Thrasher Street is the restricted sight distance for vehicles looking left on 

northbound Thrasher Street created by the elevated railroad crossing.  Northbound vehicles 

on Thrasher Street that are focused on the limited visual gaps in traffic traveling over the 

railroad track, fail to yield to the vehicles on Holcomb Bridge Road eastbound. 

   

Another factor that could contribute to the angle collisions is the traffic control.  Three-way 

stop controlled intersections can create confusion relating to which vehicle has the right-of-

way. 
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Figure 2: Daily Traffic Volumes 
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Figure 3: AM and PM Peak Hour Traffic Patterns 
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Figure 4: Major Pedestrian Travel Patterns 
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There were no vehicular-train crashes in 2012; however on November 26, 2013, a large truck 

was hung on the railroad track at the Holcomb Bridge Road crossing.  Notification to 

Norfolk-Southern was made but it was not in time to stop a train from colliding with the 

truck.  A train derailment occurred and the crash resulted in a considerable amount of 

property damage to the train, vehicles and surrounding property.  The City of Norcross police 

have reported several incidents where heavy trucks that are prohibited from using the 

crossing, attempt to cross and are hung on the track because of the vertical grade. 

2.5 Identification of Traffic Problems and Objectives 

Observations, discussions with stakeholders and the City resulted in the identification of 

traffic and safety problems. 

1. The steep grade at the railroad crossing causes trucks to become hung up on the 

railroad tracks potentially resulting in train-truck crashes. 

2. The railroad crossing grade creates a restricted sight distance for vehicles on 

Thrasher Street, which is a contributing factor to angle collisions on Holcomb Bridge 

Road. 

3. The railroad crossing grade creates a restricted sight distance for pedestrians trying to 

cross Holcomb Bridge Road. 

4. The railroad crossing surface makes it difficult for pedestrians with strollers or 

wheelchairs to cross the track. 

5. There are no pedestrian sidewalks along Holcomb Bridge Road connecting Thrasher 

Street to South Peachtree Street. 

6. Traffic flow is slowed by the vertical grade and surface of the railroad crossing track. 

7. The scenic view of the CBD is obstructed from eastbound approaching traffic on 

Holcomb Bridge Road by the steep grade of the railroad crossing.   

3.0 Public Involvement 
The Holcomb Bridge Road railroad crossing is an integral part of the CBD of Norcross.  

Changes to this crossing can impact businesses and residences of Norcross. Therefore, public 

involvement is an important part of this study. 

 

An outline of the public involvement process was established during the kick-off meeting 

held on August 29, 2013 at the City of Norcross (see minutes of the meeting in Appendix B). 

A stakeholders group of nine civic and business leaders was established from the list below.   

  

1. Norfolk-Southern Representative  

2. Downtown Development Authority 

3. Merchants of Downtown 

4. Councilman representative 

5. City of Norcross 

6. Homebuilders Representative  

7. Norcross Police  

8. RockTenn 

9. Bike & Pedestrian Interest  
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The first of two stakeholder meetings was held on September 26, 2013 (see minutes of 

meeting in Appendix B). The stakeholders discussed the objectives of the study, as shown 

below: 

 Pedestrian safety 

 Holcomb Bridge Road as gateway to downtown  

 Improve traffic flow 

 Solution should not be a bypass to downtown; it is not good for the economy of CBD 

 Solution cannot incorporate a 4-way stop to keep the railroad crossing clear of vehicles at all 

times. 

 Reduce traffic congestion 

 Bike and pedestrian accommodations 

The stakeholders were presented with the three LCI options and three other alternatives that 

varied from relocation of the railroad crossing to reconstruction of the existing crossing. The 

stakeholders decided that only two alternatives would be viable alternatives: the no-build 

alternative and the “build” alternative that would include the raising of the road elevation on 

Holcomb Bridge Road west of the railroad crossing and both approaches of Thrasher Street. 
  

The stakeholders decided that different types of traffic control could be proposed to the 

public that would each include the build alternative to determine if the public would support 

a change in traffic operations at the intersection of Holcomb Bridge Road at Thrasher Street.  

These alternatives are described in detail in the next chapter. 

 

A public meeting was held on October 29, 2013 (see minutes of the meeting in Appendix B).  

A public survey of the alternatives was administered at the public meeting and placed on the 

Norcross website until November 12, 2014.  The survey was used to gauge support for the 

build or no-build alternatives and to determine if there is public support for a change in 

traffic control.  The results of the survey are summarized in Chapter 5. 

 

A second stakeholders meeting was held on November 20, 2013 (see minutes of the meeting 

in Appendix B).  The results of the public survey and additional information concerning the 

property impacts of the build alternative were presented at the meeting.  Project cost 

estimates of the preferred alternative were also provided. 

4.0 Description of Alternatives 

4.1 Alternatives Considered 

One build alternative was considered to address the identified traffic problems at the 

Holcomb Bridge Road railroad crossing. This alternative would raise the elevation of 

Holcomb Bridge Road and Thrasher Street to match the elevation of the railroad crossing. 

The alternative would also include construction of a sidewalk along Holcomb Bridge Road 

from Thrasher Street to South Peachtree Street. This build alternative was compared to the 

no-build alternative. Six traffic control alternatives were considered with the build alternative 

as graphically shown in the following section.  
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4.2 Traffic Control Alternatives  

Alternatives to Traffic Control Changes at Holcomb Bridge Road and Thrasher Street with 

the Build Alternative. 

1. No changes – Existing 3-way Stop Control 

 
 

2. Place 4-foot median on Holcomb Bridge Road and convert Thrasher Street on both 

sides of Holcomb Bridge Road to right-out and right-in only. 
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3. Prohibit left-turns from Holcomb Bridge Road westbound onto Thrasher Street 

through posting of no left-turn signs. 

 
4. Make intersection a two-way stop condition.  Remove eastbound Holcomb Bridge 

Road Stop Sign. 
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5. Signalize intersection of Holcomb Bridge Road at Thrasher Street.  Set timing for 4-

way stop dwell.  The signal would operate similar to a 4-way stop but would improve 

traffic flow and would be preempted by passing trains so that no vehicles would get 

trapped on the railroad tracks. 
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Alternatives to Traffic Control Changes at Holcomb Bridge Road at South Peachtree Street 

with Build Alternative 

 

6. Signalize intersection of Holcomb Bridge Road at South Peachtree Street.  Set timing 

for 4-way stop dwell.  The signal would operate similar to a 4-way stop but would 

improve traffic flow and would be preempted by passing trains so that no vehicles 

would get trapped on the railroad tracks. 
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5.0 Summary of Public Survey 

The public survey results indicated that 59% of the public is supportive of the build 

alternative to raise the grade of Holcomb Bridge Road and Thrasher Street.  Figure 5 below 

charts the results of the survey. (See Appendix B for the complete results.) 

 
Figure 5:  Are you in support of the Build Alternative? 

 

 

The survey allowed respondents to explain their level of support.  Seventeen percent (17%) 

responded “No” with explanations that the project would adversely affect the residential 

property owners at the intersection, the project would be too drastic a change and that 

oversize vehicles would be able to use the crossing.  The conditional respondents (17%) were 

also concerned with property owner impacts, oversize trucks using the crossing and would 

support it if it would not harm the charm of the area from an aesthetic point of view.  

Uncommitted respondents were not sure of the impact to the area and property owners. 

 

With regard to the traffic control alternatives, the only alternative that was supported by over 

half of the survey respondents (52%) was Alternative 1 that would maintain the existing 3-

way stop control.  Some respondents commented that if the existing 3-way stop control 

delays traffic too much after the improvement is made, then the City should consider a traffic 

signal Holcomb Bridge Road at Thrasher Street and/or South Peachtree Street (Alternatives 5 

and 6). 

  

59% 

17% 17% 

7% 

Yes No Conditional Uncommitted 
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6.0 Conclusions 

Based upon the public support, the preferred alternative is to raise the elevation of Holcomb 

Bridge Road and Thrasher Street to match the railroad crossing and provide sidewalks along 

Holcomb Bridge Road from Thrasher Street to South Peachtree Street. 

 

Because of the public concern for the property impacts of the project, the proposed concept 

was adjusted away from the home at the southwest corner of the intersection so as to reduce 

the impacts and eliminate the originally proposed retaining wall in front of the home (see 

Figure 6). 

 

It should be noted that the concept for the preferred alternative was drawn using GIS data 

from Gwinnett County.  Only actual survey can identify conclusively the impacts of the 

project on the property owners.  Also, features such as trees located on the property 

landscape would have to be survey-located and evaluated by an arborist to determine the 

future viability of a tree and solutions to protect the survival of a tree during and after 

construction. 

 

Cost estimates of the preferred alternative were determined to be approximately $500,000.  

See Appendix C for a detailed cost estimate.  The estimate includes right-of-way, utility 

relocation and construction costs of the project.  The cost estimate does not include 

replacement of the railroad gates and bells.  If the railroad equipment needs to be replaced it 

could cost an additional $350,000. 

 

Additionally, because railroad coordination is an expensive and time-consuming process, it is 

recommended that the City submit all sidewalk and railroad surface improvements that are 

needed at the other railroad crossing in the City.  A cost estimate and description of these 

additional improvements are contained in Appendix C.  The recommended improvements at 

other crossings are estimated to cost $38,000.    
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Figure 6:  The Preferred Alternative 
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Before and after photos of the implementation of the project from the view perspective of the 

home on the southwest corner are shown in Figures 7 and 8. 

Figure 7:  Before Photo 

 

Figure 8:  After Photo 
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A. RIGHT-OF-WAY INCLUDING EASEMENTS $41,200

B. REIMBURSABLE UTILITIES $5,000

NON-CONSTRUCTION SUBTOTAL $46,200

CONSTRUCTION COSTS

C. GRADING & DRAINAGE $91,210

D. BASE AND PAVING $110,169

E. CONCRETE ITEMS $139,295

F. SIGNING AND STRIPING $4,021

H. TRAFFIC CONTROL & MISC. $46,193

I. EROSION CONTROL $15,080

CONSTRUCTION SUBTOTAL $405,967

ENGINEERING & CONSTRUCTION $40,597

TOTAL CONSTRUCTION COSTS $446,564

$492,764

Holcomb Bridge Road at Thrasher Street Improvement

SUMMARY OF PROJECT COSTS

TOTAL PROJECT COSTS

City of Norcross, Georgia

NON-CONSTRUCTION COSTS



A. RIGHT-OF-WAY INCL EASEMENTS $41,200

B. REIMBURSABLE UTILITIES $5,000

C. GRADING AND DRAINAGE

210-0100 GRADING COMPLETE - PROJECT 13508 LS 1 $44,500.00 44,500.00$                 

550-1180 STORM DRAIN PIPE, 18 IN, H 1-10 LF 200 31.40$          6,280.00$                   

550-1240 STORM DRAIN PIPE, 24 IN, H 1-10 LF 480 42.84$          20,563.20$                 

550-4224 FLARED END SECTION 24 IN, STORM DRAIN EA 1 614.18$        614.18$                      

603-2180 STN DUMPED RIP RAP, TP 3, 12" SY 15 32.65$          489.75$                      

603-7000 PLASTIC FILTER FABRIC SY 15 2.80$            42.00$                        

668-1100 CATCH BASIN, GP 1 EA 9 2,080.06$     18,720.54$                 

SUBTOTAL $91,209.67

D. BASE & PAVING

318-3000 AGGREGATE SURFACE COURSE TN 220 $17.77 3,909.40$                   

310-1101 GR AGGR BASE CRS, INCL MATL TN 1800 16.88$          30,384.00$                 

402-3113 RECYCLED ASPH CONC 12.5 MM SUPERPAVE, GP 1 or 2, 

INCL BITUM MATL & H LIME TN 220 75.45$          16,599.00$                 

402-3121 RECYCLED ASPH CONC 25 MM SUPERPAVE, GP 1 OR 2, 

INCL BITUM MATL & H LIME TN 600 62.61$          37,566.00$                 

402-3190 RECYCLED ASPH CONC 19 MM SUPERPAVE, GP 1 OR 

2,INCL BITUM MATL & H LIME TN 300 71.90$          21,570.00$                 

413-1000 BITUM TACK COAT GL 190 0.74$            140.60$                      

SUBTOTAL $110,169.00

E. CONCRETE ITEMS

441-0016 DRIVEWAY CONCRETE, 6 IN TK SY 600 $32.90 19,740.00$                 

441-0018 DRIVEWAY CONCRETE, 8 IN TK SY 90 $41.15 3,703.50$                   

441-0104 CONC SIDEWALK, 4 IN SY 550 $24.20 13,310.00$                 

441-0303 CONC SPILLWAY, TP 3 EA 2 $1,538.30 3,076.60$                   

441-4020 CONC VALLEY GUTTER, 6 IN SY 100 34.00$          3,400.00$                   

441-4030 CONC VALLEY GUTTER, 8 IN SY 30 41.40$          1,242.00$                   

441-6216 CONC CURB & GUTTER, 8 IN X 24 IN, TP 2 LF 2150 12.15$          26,122.50$                 

500-3115 CLASS A CONC, TP P2, RETAINIJNG WALL LF 150 $458.00 68,700.00$                 

SUBTOTAL $139,294.60

F. SIGNING AND STRIPING

636-1033 HIGHWAY SIGNS, TP 1 MATL, REFL SHEETING, TP 9 SF 20 18.32$          366.40$                      

636-2080 GALV STEEL POSTS, TP 8 LF 60 8.72$            523.20$                      

653-1501 THERMOPLASTIC SOLID TRAF STRIPE, 5 IN, WHITE LF 2100 0.57$            1,197.00$                   

653-1502 THERMOPLASTIC SOLID TRAF STRIPE, 5 IN, YELLOW LF 2000 0.61$            1,220.00$                   

653-1704 THERMOPLASTIC SOLID TRAF STRIPE, 24 IN, WHITE LF 40 5.12$            204.80$                      

653-1801 THERMOPLASTIC SOLID TRAF STRIPE, 8 IN, WHITE LF 260 1.96$            509.60$                      

SUBTOTAL $4,021.00

G. TRAFFIC CONTROL & MISCELLANEOUS

150-1000 TRAFFIC CONTROL LS 1 38,000.00$   38,000.00$                 

634-1200 RIGHT-OF-WAY MARKERS EA 2 96.64$          193.28$                      

XXX-XXXX RAILROAD CROSSING- SIDEWALK LS 1 $8,000.00 8,000.00$                   

SUBTOTAL $46,193.28

DETAIL COST ESTIMATE

CITY OF NORCROSS, GEORGIA

Holcomb Bridge Road at Thrasher Street Improvement



H. EROSION CONTROL

163-0232 TEMPORARY GRASSING AC 1.0 36.11$          36.11$                        

163-0240 MULCH TN 6 207.48$        1,244.88$                   

163-0300 CONSTRUCTION EXIT EA 2 1,009.79$     2,019.58$                   

163-0520 CONSTR AND REMOVE TEMP PIPE SLOPE DRAIN LF 100 12.35$          1,235.00$                   

163-0550 CONS & REM INLET SEDIMENT TRAP EA 9 117.53$        1,057.77$                   

165-0010 MAINTENANCE OF TEMPORARY SILT FENCE, TP A LF 850 0.50$            425.00$                      

165-0030 MAINTENANCE OF TEMPORARY SILT FENCE, TP C LF 200 0.74$            148.00$                      

165-0101 MAINTENANCE OF CONSTRUCTION EXIT EA 2 445.76$        891.52$                      

165-0105 MAINT OF INLET SEDIMENT TRAP EA 9 40.65$          365.85$                      

167-1000 WATER QUALITY MONITORING AND SAMPLING EA 1 260.42$        260.42$                      

167-1500 WATER QUALITY INSPECTIONS MO 4 393.96$        1,575.84$                   

171-0010 TEMPORARY SILT FENCE, TYPE A LF 1,700 1.75$            2,975.00$                   

171-0030 TEMPORARY SILT FENCE, TYPE C LF 400 2.68$            1,072.00$                   

643-8200 BARRIER (ORANGE), 4 FT LF 200 1.37$            274.00$                      

700-6910 PERMANENT GRASSING AC 1.0 775.47$        775.47$                      

700-7000 AGRICULTURAL LIME TN 3.0 64.65$          193.95$                      

700-8000 FERTILIZER MIXED GRADE TN 1.00 431.01$        431.01$                      

700-8100 FERTILIZER NITROGEN CONTENT LB 50 1.97$            98.50$                        

SUBTOTAL $15,079.90
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To: Karla Poshedly 

Cc: L.N. Manchi 

From: Dave Bearse 

16 December 2013 

Re: Norcross Grade Crossings 

It was suggested to the City of Norcross that the City consider making relatively nominal 

pedestrian or other improvements at other grade crossings in conjunction with Holcomb Bridge 

Road crossing improvement.  There is significant bureaucracy and associated administrative 

expense for railroad coordination in obtaining railroad approval of the design and execution of 

Railroad Force Account Estimates and Agreements (FAE, FAA) for even small projects.  The 

economy of scale in executing other small project concurrent with the Holcomb Bridge Road 

project also applies to construction costs and well as railroad coordination cost.
1
 

Below is a table of various generally small improvements (all but one being sidewalk 

improvements) at grade crossings that the City may want to consider constructing concurrent 

with Holcomb Bridge Road crossing construction.  The estimated cost in the table are 

planning-type costs prepared to assist in evaluating if the improvements should be pursued in 

combination with the Holcomb Bridge Road project.  A more detailed explanation of the 

improvements and other comments follow the table. 

Crossing Improvement Estimated Cost 
1 

Recommended 

Langford Road  Southside sidewalk $    4,000 Yes 

717851F Northside sidewalk $  12,000  

 Quiet Zone    $130,000 
2 

 

Jones St 717852M Southside sidewalk 
3 

$    7,000 Yes 

Autry St 717855H Southside sidewalk 
3
 $  13,000 Yes 

Rowan St 717857W Southside sidewalk 
3
 $  14,000 Yes 

Total  $180,000 $  38,000 

1  Planning type cost estimates assume the project is included with a significant Holcomb Bridge Road 
improvement project that provides economy of scale. 

2  Estimated cost of sidewalks on the north side of Jones, Autry and Rowan Sts is similar or more expensive. 
3  See subsequent discussion.  Cost may vary significantly. 
 

                                                 
1
  Bureaucratic and administrative expenses alone can easily exceed basic design and construction cost.  Mutliple 

small projects may share the same FAE and railroad flagmen expense.  Construction requires only nominally 

more railroad-city contractor construction coordination.  There is at most only nominal additional expense 

associated with contractor insurance expense. 
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(1) Langford Road 717851F 

(a) There are gaps in the existing 4-foot wide sidewalk located along the south side of 

Langford Rd at the crossing.  The gap in the southeast quadrant of the crossing is 

approximately 25 feet in length, and the gap in the southwest quadrant is approximately 

50 feet in length. 

Proposed Improvement: Construct approximately 75 LF of 5-foot wide concrete sidewalk 

to connect the ends of sidewalks on either side of the crossing to the existing crossing 

surface.  (The existing asphalt and rubber crossing surface is sufficiently wide to allow the 

new sidewalk to be configured such that the crossing surface is not required to be widened.) 

Planning type cost estimate of additional design and construction expense: $4,000. 

($1,500 design, $2,000 construction, $500 in NS FAA expense) 

 

(b) Improvement for consideration: Install 5-foot wide concrete (210 LF) sidewalk on north 

side of Langford Rd crossing in anticipation of a future sidewalk along the north side of 

Langford Rd.  Logical termini is that sidewalk connect private drive south of the crossing to 

private drive north of the crossing. 

Planning type cost estimate of additional design and construction expense (when added to 

proposed sidewalk on south side of crossing): $12,000. 

($2,000 design, $4,500 construction, $5,500 in NS FAA expense including 10-foot extension 

of asphalt and rubber crossing surface) 

 

(c)  Improvement for consideration: Consider pursuit of a Quiet Zone (QZ) that would exempt 

the crossing from FRA regulation that the locomotive horn be sounded in approach to the 

crossing.  A QZ is suggested for consideration at Langford Rd because the expense of 

implementation at the Langford Rd crossing would be significantly less than QZ 

implementation at other Norcross crossings.  The expense would be less because the crossing 

is already equipped with a QZ Supplemental Safety Measure (SSM), a raised median 

adjacent to the crossing.
2
 

Planning type cost estimate of additional design and construction expense: $130,000. 

($3,000 consultant, $127,000 NS FAA expense to improve control equipment) 
3
 

 

(2)  Jones Street 717852M – The sidewalk along the south side of Jones St ends adjacent to the 

east side of the crossing. 

Proposed Improvement: Extend sidewalk on south side of Jones St from end on east side of 

track to Thrasher St, and install Thrasher St cross walk. 

Extend existing 8-foot wide asphalt sidewalk from its end on the east side of crossing to 

9 feet west of track center line (including 10-foot extension of asphalt and rubber crossing 

                                                 
2
  The other common SSM is four-quadrant gates.  SSMs are generally required at at least one-half the crossings 

within a QZ. 
3
  The existing type of control equipment is unknown to MA.  There is a small chance the existing control equipment 

may be the constant warning time (CWT) type equipment required by FRA regulation at crossings located within 

QZs, in which case the estimate may be much less.  Conversely UG cable requirements and other unknowns may 

increase expense. 
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surface), then begin 5 foot wide concrete sidewalk angled southwest to a location 13 feet 

from track center line with center line of sidewalk located 14 feet from the line of the edge of 

Jones St pavement, then continue 5-foot wide concrete sidewalk parallel to Jones St to 

Thrasher St.  (Approximately 45 LF of 5 foot wide concrete sidewalk.)  The purpose of the 

angling is to avoid costly relocation of the southwest quadrant crossing signal.  (Nearly 

adjoins work on Thrasher St for Holcomb Bridge Road.) 

Planning type cost estimate of additional design and construction expense: $7,000 

($1,000 design, $1,000 construction, $5,000 NS Force Account including 10 foot extension 

of asphalt and rubber crossing surface) 

 

(3) Autry Street 717855H – No sidewalks on either side of Autry St connecting Thrasher St and 

S. Peachtree St. 

Proposed Improvement: Construct sidewalk on south side of crossing between Thrasher St 

and S. Peachtree St, and install Thrasher St and S. Peachtree St crosswalks.  (The sidewalk 

proposed on south side of the crossing because it appears there would be less conflict with 

utilities.) 

Construct approximately 125 LF of 5-foot wide concrete sidewalk, including 10 LF on east 

side of S. Peachtree St (to connect to existing sidewalk on the east side of S. Peachtree St), 

and install 8-foot wide concrete panel crossing surface.  Offset the center line of the new 

sidewalk approximately 14 feet from the line of the edge of Autry St pavement (so as to 

avoid conflict with southwest quadrant crossing signal). 

Planning type cost estimate of additional design and construction expense: $13,000 

($2,000 design, $2,500 construction, and including $8,500 NS Force Account including the 

cost of a new 8-foot concrete panel crossing surface) 

 

(4) Rowan Street 717857W – No sidewalks on either side of Rowan St connecting Thrasher St 

and S. Peachtree St. 

Proposed Improvement: Construct sidewalk on south side of crossing between Thrasher St 

and S. Peachtree St, and install Thrasher St and S. Peachtree St crosswalks.  (The new 

sidewalk is proposed to be located on south side of the crossing to avoid conflict with 

Rock Tenn sign in northwest corner of Rowan St-S. Peachtree St intersection.) 

Construct approximately 160 LF of 5 foo wide concrete sidewalk, including 10 LF on east 

side of S. Peachtree St requiring culvert or extension of existing driveway culvert, and install 

8 foot wide concrete panel crossing surface.  The center line of the new sidewalk would be 

offset approximately 14 foot from line of edge of Rowan St pavement (so as to maintain low 

juniper hedge buffer between sidewalk and Rowan St on east side of crossing, or farther than 

14 feet from edge of pavement for maintenance of juniper hedge buffer).  

Planning type cost estimate of additional design and construction expense: $14,000 

($2,000 design, $3,500 construction, and including $8,500 NS Force Account [principally the 

cost of new 8 foot concrete panel crossing surface]) 
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Comments on south side only sidewalks at Rowan and Autry Streets, and Holcomb Bridge Rd: 

Sidewalks on both sides of these streets would at least double sidewalk cost.  Two sidewalks 
however would provide relatively little more convenience or safety enhancement. 

 The T-intersections at S. Peachtree St on the east side of the Autry and Rowan Streets 

crossings would require pedestrians walking along the north side of those street use only one 

additional crosswalk (instead of two if those streets continued east of S. Peachtree St) if only 
a south side sidewalk is provided. 

 Pedestrians may be expected to be most likely to be traveling to or from the city center.  A 

pedestrian walking east along the north side of Autry St toward downtown for example could 
walk along the west side of Thrasher St and use the Holcomb Bridge Rd crossing.   

 There likely are more vehicular turning movements between Autry and Rowan Streets, and 

S. Peachtree St to the north, than between those streets and S. Peachtree St to the south.  

Pedestrians using crosswalks on the south side of the intersections would not be in conflict 
with turning movements between S. Peachtree St to the north. 

 More people using one S. Peachtree St crosswalk, instead of pedestrian traffic being split 

between two crosswalks, makes the one crosswalk nominally more prominent to vehicular traffic. 

Brief discussion on sidewalk locations relative to crossing signals with gate: 

Generally speaking, it is preferable to locate a sidewalk on the side opposite the street from a 

crossing signal with gate.   This location is preferable because crossing gate design is based on 

highway vehicles, and not pedestrians.  A highway vehicle traveling only 15 miles per hour is 

traveling 22 feet per second (fps).  Pedestrians walk at only a few feet per second.  Locating the 

sidewalk between the signal and street may cause a descending gate to tend to trap or impeded 
pedestrian movement from the crossing. 

Consider a person located approximately 10 feet from track center line pushing a stroller 

toward the track (i.e. the front wheels of the stroller are approximately at the near rail) with the 

crossing signal is located on the far side of the track when an approaching train is detected, and 

crossing signals begin to flash.  Standard practice is that the gate begin to descend 3-5 seconds after 

the lights begin to flash.4  Walking travel time at 3 fps situates the front of the stroller at the gate 

7 second after the lights begin to flash, thus the gate has begun to descend in front of the person 
pushing the stroller.5 

A sidewalk on the side opposite the signal eliminates pedestrians from having to rush to 

complete crossing once they observe the gate beginning to descend (or perhaps much worse, decide 

to turn back and re-cross the track). 6 

There is no minimum numerical standard distance required between sidewalks and gates.  

Moreland Altobelli Associates, Inc at typical gate installations generally recommends 3 feet from 

edge of sidewalk to signal when sidewalk is located between street and signal.7  Installing a sidewalk 

between the street and crossing signal may require costly crossing signal relocation. 

                                                 
4
  FRA regulation is that the gate not begin to descend until at least three seconds after lights begin to flash, and that 

the gate be horizontal at least five seconds before the arrival of a train at the crossing. 
5
  This is a single track example.  In event of two tracks, the gate will be approaching horizontal when the person at 

the near rail of the first track reaches the signal at the far side of the second track.   
6
  The conditions where cost or other considerations such as existing geometry support location of sidewalk between 

the gate signal and street do not lend themselves to brief description. 
7
  MA typically recommends a minimum 4 feet between signal and nearest edge of sidewalk when sidewalk is 

located on side opposite signal from the street 



From: Jones, C. Elizabeth 
Sent: Wednesday, December 16, 2015 5:33 PM
To: O'Brien, J. Patrick
Subject: FW: Holcomb Bridge Rd

C. Elizabeth Jones, Esq.
T h o m p s o n  |  O ' B r i e n
(770) 925-0111 (phone)
EJones@tokn.com

From: Cindy.Simpkins@gwinnettcounty.com [mailto:Cindy.Simpkins@gwinnettcounty.com] 
Sent: Tuesday, December 08, 2015 8:08 AM
To: Jones, C. Elizabeth
Subject: FW: Holcomb Bridge Rd

Please accept this correspondence in response to your inquiry concerning Holcomb Bridge Road. 
 Our records indicate that Holcomb Bridge Rd between Peachtree Industrial Boulevard and South
 Peachtree Street is a County maintained roadway.  Holcomb Bridge Road between South Peachtree
 Street and Buford Hwy is maintained by the City of Norcross.

If you have any additional questions please contact Gwinnett County Department of Transportation
 at 770-822-7400.

This message originates from the law firm of Thompson, O'Brien, Kemp & Nasuti, P.C. This
 e-mail message and all attachments may contain legally privileged and confidential
 information intended solely for the use of the addressee. If you are not the intended recipient,
 you should immediately stop reading this message and delete it from your system. Any
 unauthorized reading, distribution, copying, or other use of this message or its attachments is
 strictly prohibited. All personal messages express solely the sender's views and not those of
 Thompson, O'Brien, Kemp & Nasuti, P.C. This message may not be copied or distributed

mailto:pobrien@tokn.com
mailto:rsmith@norcrossga.net
mailto:MLang@norcrossga.net
mailto:EJones@tokn.com
mailto:Cindy.Simpkins@gwinnettcounty.com
mailto:Cindy.Simpkins@gwinnettcounty.com


 without this disclaimer. If you received this message in error, please notify us immediately at
 pdb@tokn.com.

 This email has been scanned for email related threats and delivered safely by Mimecast.

For more information please visit http://www.mimecast.com

http://www.mimecast.com/
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NORCROSS TOWN CENTER LCI PLAN 10-YEAR UPDATE  |  2012

T H E  4  C ’ S  O F  S U C C E S S F U L  R E T A I L

CRITICAL MASS

CONCURRENCY

CONTIGUITY

CONVENIENCE

lots of stores and restaurants to complement each 

others’ success

shops should not all look the same, yet should work 

well with one another in scale and architectural style

easy to walk from place to place, well connected, 

leads you along

no barriers to keep shoppers and diners from visiting 

and lingering

Land Use Type Demand Provided % Met

Retail (sq feet) 529,180 119,600 23%

Services (sq feet) 19,222 0%

Office (sq feet) 662,973 32,200 5%

Industrial (sq feet) 267,641 0%

Apartment (units) 964 231 24%

Town/Condo (units) 47 26 55%

Single Family units 285 20 7%

2
1

3 54

6

7
Project Area Use Sq Ft/Units Description

Retail 1,800

Residential 6

Office

Retail 15,400

Residential 48

Office

Retail 24,000

Residential 54

Office 22,000

Retail 47,450

Residential

Office

Retail 20,000

Residential 150

Office

Retail 10,950

Residential 19

Office

Retail

Residential

Office 10,200

Retail (sq ft) 119,600

Res. (units) 277

Office (sq ft) 32,200

Space for markets, civic building at the

crest of Jones Street, and 20 new single

family homes

Small, boutique type office infill and a

parking deck wrapped with retail

Restaurants and retail fronting Skin

Alley, commercial uses in houses, and a

plaza space

3 4 story mixed use with retail and

residential, parking deck wrapped with

townhouses

Mixed use structure up to 5 stories with

residential, office, and retail

Restaurant (12,000 16,000 SF) and retail

surrounding a public plaza that ties to

Lillian Webb Park

Mixed use structure up to 5 stories with

residential and retail

Lillian Webb Park

Downtown Office

Total

Skin Alley

Lillian Webb

Parcels

Buford Highway

Anchor West

Buford Highway

Welcome Plaza

Buford Highway

Anchor East

7

1

2

3

4

5

6

Table 16.   Historic Downtown Demand Met by Land Use Type

Figure 48.   Historic Downtown Key Catalyst Projects Table 17.   Historic Downtown Total Square Footage Added



SECTION 590

Project #2 Lillian Webb Parcels – This site provides opportunity 

for inÞ ll development consis  ng of a mixed use 3-4 story building

with retail on the ground ß oor and residences on ß oors 2-4; an 

integrated parking deck wrapped with townhomes on Carlyle 

Street and Magnolia Street; the addi  on of a mixed use building

at the corner of Holcomb Bridge Road and Magnolia Street 

and addi  onal inÞ ll retail space. Parking is provided by both a

structured deck as well as surface parking. Historic structures 

are incorporated into the redevelopment plan. Redevelopment 

an  cipates 48 new residen  al units.

Project #3 Buford Highway West – This redevelopment 

opportunity anchors the southwest corner of the Historic 

Downtown District and provides new residen  al, o   ce, and retail

opportuni  es, while protec  ng the historic structure already

located on the northeast corner of the property. Redevelopment 

occurs at heights up to 5 stories with structured parking wrapped 

by a mixed use project (then stepping down in height as the 

development approaches Magnolia Street). This area an  cipates

54 new residen  al units, 22,000 square feet of o   ce and 47,450

square feet of retail. 

Project #4 Buford Highway Welcome Plaza -

Buford Highway Plaza will enhance the vitality of Lillian Webb 

Park, serve as the front door to Norcross, enhance the visibility 

of Historic Downtown and serve as a linkage to the rest of the 

City.  It will be welcoming, invi  ng, aesthe  cally pleasing, ac  ve,

and connec  ng.  The redevelopment of the plaza envisions

the removal of the current structures that are located on the 

parcel reorganizing and orien  ng the structures to create an

internal plaza that links Buford Highway to Lillian Webb Park 

both physically and visually.  The end uses envisioned for the 

commercial structures would ideally be restaurant tenant lining 

Bos  c Street with outside oriented dining looking out over the

park and the newly created Plaza.  Buildings in general should be 

designed to front both Buford Highway as well as the surrounding 

streets.  The high quality development along with the new retail, 

restaurants and plaza will serve as a magnet to those traveling 

along Buford Highway, connect Norcross across Buford Highway, 

energize Lillian Webb Park, and create a true sense of arrival 

to Downtown Historic Norcross.  Redevelopment should also 

work to relocate the exis  ng market to a nearby space, perhaps

appropriate as a tenant for the East or West Anchor sites.       

Project #5 Buford Highway East - Buford Highway East envisions 

the redevelopment of area with a 4-5 story mixed use project 

with retail on the ground ß oor along with residen  al units.

Streetscape enhancements should be made on Buford Highway 

with wide sidewalks and an ample landscape zone for buildings.  

A small parking area would be appropriate in front of the building 

for the retail uses that are an  cipated on the ground ß oor.  The

project also envisions a structured parking deck as well as an 

internal courtyard to serve residents.  This development will serve 

to anchor the northeastern edge of the front door of Norcross.  

Access to the parcel should be taken o   of Bri   Ave. or Mitchell

Road.

Project #6 Lillian Webb Park - is further enhanced through a 

public space on the northwest corner of the park that will be 

used for “market” space with temporary shelters for events 

such as the farmers market or ar  st market. This northwest

corner should remain undeveloped with no new structures to 

maintain the connec  vity from Skin Alley to Lillian Webb Park

via a new linkage in the proposed plaza between Skin Alley and 

College Street. Addi  onally, parking is limited for these parcels

in the northwest corner of the park, so they will be ideally used 

as event space rather than a use with a dedicated demand. The 

northeast corner will see the development of a new 7,500-square 

foot one- to two-story building anchoring the northeast corner 

at the crest of Jones Street where it terminates into the park. 
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This building anchors this corner and serves as a draw for those 

visi  ng shops and restaurants along Jones Street to make their

way to the “top of the hill.” This building will be of high quality 

and similar vernacular to the surrounding historic structures 

and is appropriate for a civic use. Lillian Webb Park is energized 

through addi  onal ac  vi  es and func  ons programmed for the

park space. The southwest side of the park is anchored with the 

pending development of approximately 20 single family homes. 

Project #7 – Downtown O   ce – A number of small, bou  que-

type o   ce spaces Þ ll in exis  ng development on the southeast

side of Wingo Street, behind City Hall. These spaces are ideal for 

small start-up companies, shared o   ce space, and professional

services, a  rac  ng professionals who wish to work in downtown

Norcross. Future occupants may also include uses such as karate 

or dance studio spaces. Addi  onally, a parking deck o   of Jones

Street provides ample parking for city employees, patrons and 

employees of downtown restaurants, and o   ce workers. Shared

parking agreements allow access to the deck throughout the day 

by di  erent users.

Project #8 – Plazas and Downtown Trail – The historic downtown 

is linked through a series of pedestrian trails, on-street networks 

and alleys connec  ng all exis  ng and proposed redevelopment

areas. In addi  on there are seven plazas/parke  es linked by

the trail and incorporated into redevelopment. One plaza 

already exists, located at the entrance to Lillian Webb Park. 

The network of trails and plazas meets the social, recrea  onal,

and cultural needs of the city while linking the downtown in a 

pedestrian oriented and friendly manner. Plaza spaces provide 

opportuni  es for gatherings and should be themed appropriately

to meet the overall feel of the redevelopment areas. Materials 

used throughout the plazas and connec  ng trails should be

consistent, whether brick, colored pavement, or pavers. Plazas 

are incorporated into redevelopment parcels and should be 

URBAN DESIGN

In areas where 

there is increased 

density proposed, 

design should 

be sensi  ve to

surrounding 

residen  al and

commercial 

heights of exis  ng

structures. 

deeded back to the city as public space. It is recommended that 

developers team with the Norcross Arts Alliance and provide 

di  erent themes of art to be displayed within the plazas.



93FINAL PLANS & RECOMMENDATIONS

NORCROSS TOWN CENTER LCI PLAN 10-YEAR UPDATE  |  2012

Lillian Webb Park is enhanced through a public space on the northwest corner of the park that provides a market space, with temporary shelters for events such as the farmers’ market or 

arts and cra  s markets. The northeast corner will see the development of a new civic building to draw visitors from the restaurants on Jones Street to the top of the hill at College Street. The

southwest side of the park includes the development of approximately twenty single-family homes.

Figure 52.   Key Catalyst Project: Buford Highway Welcome Plaza, Rendering of Proposed Redevelopment
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