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Flowery Branch was established in 1874, one year after 
the Richmond and Danville Air-Line Railroad Railway 
System built a rail line through the city connecting 
Charlotte to Atlanta. Farmers raising stock had been 
living in the area since at least the early 19th century, 
when the town was known as Anaguluskee, meaning 
“fl owers on the branch.” 

Located on Lake Lanier and just over forty miles from 
Atlanta, Flowery Branch has maintained a picturesque 
historic downtown. Recent investment, including 
streetscape improvements and a revitalized train 
depot, is beginning to revitalize the downtown area, 
known as “Old Town.”  Many of the original buildings in 
the historic central business district still exist and have 
been rehabilitated and repurposed. While Old Town 
needs more economic activity and a denser downtown 
population to fully thrive, it is already a charming 
quintessential Main Street.

Old Town’s location on the lake is unique. Flowery 
Branch’s is one of the only (if not the only) Georgia 
historic downtowns on a lake. It is very close to several 
marinas, including Aqualand, the largest inland marina 
in the United States. This waterfront access and its 

location within the Northeast Georgia Mountain region 
are a large potential draw for outdoor recreational 
enthusiasts.

Regionally speaking, Old Town’s proximity—12 miles—
to downtown Gainesville’s top medical facilities make 
it a very attractive location for residences. Its location 
45 minutes from Atlanta make it an option for people 
employed downtown. This location, combined with a 
walkable downtown of small blocks, make Old Town 
ideal both for young families and for people interested 
in aging in place.

With the city’s recent purchase of key parcels, Flowery 
Branch is well positioned to become a regional 
destination with a pedestrian-friendly town center 
that integrates exciting new development in a historic 
framework.

This plan lays out a path by which the city can act to 
lead and spur development in Old Town to ensure 
that it thrives as an economically stable district with a 
healthy mix of uses, increased density at a comfortable 
scale, high quality buildings that enhance the urban 
public realm, and a community of residents and visitors 
that can enjoy both downtown and Lake Lanier.
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REGIONAL MAP
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Prepared by Pond & Company for the Flowery Branch Old Town Redevelopment Plan. 
Data sources: Atlanta Regional Commission, Hall County.
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BIRD’S EYE VIEW OF OLD TOWN, 2012

BIRD’S EYE VIEW OF OLD TOWN CONTEXT, 2012
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VIEW OF OLD TOWN FROM E. MAIN STREET

REDEVELOPMENT AREA 

BOUNDARY

Before beginning the Old Town analysis and plan 
development, the project team defi ned the boundaries 
of the redevelopment area. While the proposed 
redevelopment will only occupy a small set of parcels 
within this boundary, the entire area will be considered 
for analysis, context, and long-term development 
patterns.

This boundary encompasses several blocks of Flowery 
Branch. It includes most of the small, gridded blocks 
that made up historic Old Town. Snelling Avenue 
and Lights Ferry Road, and the parcels facing them, 
roughly defi ne the southeastern extent of the 
boundary, which captures the proposed connection 
between those two streets (see Existing Studies and 
Plans section). Chattahoochee Street and its adjacent 
parcels make up the northeastern border of the area. 
On its southwestern border, the boundary captures the 
blocks up to Gainesville Street and the parcels fronting 
it. Finally, the redevelopment area extends southeast 
across the railroad to include the parcels facing Atlanta 
Highway. 

This area overlaps or contains three previously defi ned 
areas: the historic zoning district, the redevelopment 
area that was defi ned in the 2011 Comprehensive Plan, 
and the central business district (CBD) zoning district.

Almost the entire historic district (see Figure 3) is 
contained within the redevelopment area boundary, 
with the exception of one large parcel and a small 
stretch of right-of-way southwest on Atlanta Highway.

The CBD zoning district (see Development Patterns) 
includes the properties that front the northwest side 
of Railroad Avenue, between West Chestnut Street and 
Snelling Avenue. It also includes several parcels in the 
commercial center of Old Town. 

The 2011 redevelopment area includes the entire CBD 
zoning district, but it also includes several other parcels 
north and northwest of the CBD and southeast of the 
CBD, across the railroad tracks and Atlanta Highway. 
While the Comprehensive Plan sees the CBD parcels as 
short-term development opportunities, it describes the 
added parcels as development opportunities further in 
the future.

The new redevelopment area includes a larger area 
in part because recent transportation plans will 
aff ect parcels that these older boundaries did not 
capture.  Also, this redevelopment plan might propose 
infrastructure improvements and community programs 
that aff ect the additional parcels. Finally, considering 
the future development of the larger redevelopment 
area as a whole will help to ensure a healthy mix of 
uses and an urban form that supports the community’s 
goals.

ATLANTA HIGHWAY FROM RAILROAD AVENUE
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EXISTING STUDIES AND PLANS 

COMPREHENSIVE PLAN, 2006 & 2011

A comprehensive plan is a three-part document 
that creates a blueprint for a city or county’s future 
development. Required by the State of Georgia to 
be updated every 5 years, the comprehensive plan 
is developed through a public process that involves 
community leaders, major stakeholders, the general 
public, and elected offi  cials, all of whom make key 
decisions about the future of the community. The 
overall goal of the plan is to help local governments 
address immediate needs and opportunities while 
moving toward realization of long-term goals for the 
future. 

The plan consists of a community assessment (an 
existing conditions analysis), community participation 
plan (a structure for conducting outreach and getting 
community input), and a community agenda (an 
implementation guide that includes a future land 
use map and short-term work plan). Flowery Branch’s 
comprehensive plan was fi rst completed in 2005 and 
adopted the following year. The community agenda 
was updated and adopted in 2011, along with updated 

demographic and transportation analysis. 

The future land use map helps guide the city’s physical 
development. Flowery Branch’s future land use map 
designates a central business district (CBD) surrounded 
by mixed-density residential development and a 
primarily mixed-use downtown with some commercial 
and public/institutional uses.

Flowery Branch’s comprehensive plan includes a 
specifi c section on redevelopment in Old Town. It 
identifi es the two most important blocks in need of 
redevelopment: 

 Block 1: The block (excluding existing buildings 
fronting Main Street) bounded by Main Street, 
Church Street, Chestnut Street and Railroad 
Avenue

 Block 2: The block bounded by Gainesville, 
Pine, Mitchell and Main Streets

The plan identifi es desired densities, building heights, 
character and design within the CBD. Several sections 
of the comprehensive plan, including chapters on 
character, land use, and redevelopment, serve as a 
guide to this redevelopment plan and are summarized 
in Table 1.

PINE STREET
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EXISTING CONDITIONS

Vision
“Old Town should be maintained as the focal point of the city as a whole. Old Town 
should be an attractive, mixed-use, pedestrian-friendly place where people choose to 
gather for shopping, dining, socializing, and entertainment.”

Use

Primarily mixed-use and “main street” commercial, with civic/institutional uses, 
residential uses, and pocket parks. Auto-oriented businesses are not desired. It is 
desired that the residential structures along Railroad Avenue remain, while they may be 
converted to commercial or offi  ce use. Chapter 10 of the Comprehensive Plan includes 
specifi c guidelines for historic preservation.

Lot coverage No minimum; buildings may cover the entire block
Block size Short and narrow, retaining the pattern of small city blocks

Building frontage Buildings must face existing streets and specifi cally Main Street or Pine Street where 
applicable

Building elevations Include architectural features to prevent a blank expanse of elevation
Building setbacks Maintain existing historic setbacks

Density Development may be taller and more intense than in other locations, with higher fl oor 
area ratios.

Parking
Parking should be located to the rear (preferred) or side when possible. Development 
that is served by on-street or public parking may have reduced minimum parking 
requirements. Parking lots should include landscape islands.

Streetscape Decorative streetscape elements and pedestrian facilities are desired, including 
benches, trash cans, light fi xtures, bike racks, street trees, and decorative crosswalks.

Character/Design Architectural features should be high-quality and consistent with the historic sense of 
place.

Transportation

The extension of Pine Street as a one-way southbound street is important to 
redevelopment. New development is expected to include sidewalks and streetscapes. 
Finally, the plan recommends that the City maintain agreements with the railroad for 
off -street parking in the right-of-way and expand them if possible.

Infrastructure Installing infrastructure, including streetscapes, road improvements, water and sewer, 
drainage, and public parking, can help incentivize redevelopment.

TABLE 1: COMPREHENSIVE PLAN SELECTED RECOMMENDATIONS

TRANSPORTATION PLANS

Several transportation studies have focused on Old 
Town, including the Gainesville-Hall MPO Metropolitan 
Transportation Plan (2011), the Downtown 
Transportation Study (2010), and the GHMPO Bicycle 
and Pedestrian Plan (2006). These are discussed in 
greater detail in the Infrastructure: Transportation 
section.

OLD TOWN FLOWERY BRANCH PLAN, 2008

The real estate development fi rm Hortman & Dobbs 
completed a plan for a mixed-use development 
called “Old Town Flowery Branch” in 2008. The plan 
included 42 residential units and over 30,000 square 

feet of commercial space in four main buildings, 
townhouses, single-family homes, a parking deck, and 
green space. The proposed development site was 5318 
Railroad Avenue, an assemblage of three parcels that 
covered 3.1 acres. The plan incorporated new urbanist 
principles to create a pedestrian-friendly, mixed-use 
town center. However, the planned development was 
never constructed.

BETTER HOMETOWN STUDY, 2000

The Better Hometown Program was administered by 
the Georgia Department of Community Aff airs and the 
University of Georgia’s School of Environmental Design 
Public Service and Outreach Program. UGA provided 
design assistance and preservation planning input to 
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participating towns, including a week-long community 
planning charrette. The Flowery Branch Better 
Hometown Study looked at four areas in detail: Atlanta 
Highway, the proposed parkway from Spout Springs 
Road and Atlanta Highway to Oakwood, downtown, 
and a possible commuter station. 

Atlanta Highway has a distinct character, defi ned by 
single detached historic residential structures. The 
Better Hometown study recommended that new 
construction be compatible with this existing character. 
Parking should be at the rear and street signage 
should be low and externally lit. A number of unique 
community amenities are located on Atlanta Highway, 
including a fl ea market, the old Murphy’s Billiards Hall, 
and two early 20th-century gas stations; these features 
should be preserved and enhanced. 

The study’s recommendations for downtown Flowery 
Branch were intended to preserve the historic 
character and enhance Old Town’s function as a focal 
point for the community. Specifi c recommendations 
include relocating power lines to the rear of buildings 
(or underground), adding awnings, recruiting new 
businesses, expanding operating hours, using old 
railroad lights in a unifi ed streetscape design, installing 
benches and planters, using hexagonal pavers in 
sidewalk constructions, and planting street trees with 
lighting. 

The Better Hometown study also recommends that 
Flowery Branch take care to preserve its rural character 
by protecting the open space around the edges. 
While they are often ignored, these open spaces can 
disappear when a town grows and greatly change its 
character. Controlling sprawl can be accomplished by 
protecting these spaces providing opportunities for 
growth in locations and at a scale that are appropriate 
for the city.

FLOWERY BRANCH HISTORIC DISTRICT

The Norfolk-Southern Railway System built a line 
from Charlotte to Atlanta in 1873, and Flowery Branch 
was established the following year. Development 
in downtown Flowery Branch grew up around the 
railroad and Main Street, with development patterns 
and buildings dating from around the turn of the 
century. Recently, the city has taken a number of steps 
to protect these historic resources.

In 1985, Main Street Flowery Branch was listed on the 
National and State Registers for Historic Places as a 
commercial historic district. This honorary designation 
carries no prohibitions or restrictions for development. 
However, property owners within the district or on the 
national register may qualify for a number of benefi ts, 
including state and federal preservation grants for 
rehabilitation and local property tax abatements. 

In 2001, the city created two local historic districts: 
the Cotton Historic District and the Railroad Historic 
District. In these locally designated historic districts, 
property owners must submit renovation plans to the 
city for approval to ensure consistency with historic 
development standards. Local Ordinance 375, the 
“Historic Preservation Ordinance,” was passed in 2008 
and establishes a historic preservation commission. 
The commission was granted the power to recommend 
historic districts. Ordinance 376, the “Historic District 
Ordinance,” also passed in 2008, repealed the original 
ordinance creating two separate districts and created 
one Flowery Branch Historic District. The boundaries for 
the new historic district can be seen in Figure 4. Later, 
in 2010, the city council passed an ordinance specifying 
sign regulations for the historic district. 

OLD TOWN FLOWERY BRANCH PLAN DETAIL
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EXISTING CONDITIONS

M
IT

CHELL S
TREET

M
AIN STREETC

H
U

R
C

H
 S

T
R

EET

PINE STREET

M
O

R
R

O
W

 D
R

IV
E

R
A

IL
R

O
A

D
 A

V
EN

U
E

TA
N

N
ER

 STR
EET

G
A

IN
ESV

IL
LE

 S
T

R
EET

SNELLING AVENUE

PINE STREET

M
YERS STREET

REED STREET

L
IG

H
T

S
 F

E
R

R
Y

 R
O

A
D

RAIL
ROAD A

VENUE

M
ARTIN STREET

M
U

LB
ER

R
Y

 S
TR

EET

EAST M
AIN STREET

A
T

LA
N

TA
 H

IG
H

W
A

YM
IT

C
H

ELL
 S

T
R

EET

PHIL NEIKRO BOULEVARD

KNIGHT DRIVE

CHESTNUT STREET

CH
ATTA

H
O

O
CH

EE STREET

M
O

O
N

EY D
RIV

E

DEBBIE
 L

ANE

SPRING STREET

CHESTNUT STREET

C
A

N
TR

ELL R
O

A
D

HISTORIC DISTRICT

Historic District

0 250 500 750 1,000125
Ft

Prepared by Pond & Company for the Flowery Branch Downtown Redevelopment Plan. 
Data sources: Atlanta Regional Commission, Hall County.

Redevelopment Area Boundary City office

Post office

Police department

Cemetery

Church

Railroad

FIGURE 4: HISTORIC DISTRICT



FLOWERY BRANCH OLD TOWN REDEVELOPMENT PLAN

14

COMMUNITY RESOURCES

This section describes the historic structures, 
community institutions, and natural features that 
contribute to the Old Town community and will support 
its success in the future.

HISTORIC STRUCTURES

Old Town’s most apparent asset is its small-town historic 
character, provided both by the town’s circa-1900 
layout, the scale, form, and detailing of its buildings, 
and distinctive structures that provide community 
gathering places and historic richness.

MAIN STREET

The heart of Old Town is the block of Main Street 
between Railroad Avenue and Church Street. This 
block is the location of most of Old Town’s businesses, 
the city offi  ces, and Old Town’s most prominent historic 
features—the caboose and the train depot. Moreover, 
the blocks’ beautiful buildings—primarily one and 
two story attached brick structures—date to the 
founding of Flowery Branch. Main Street’s charm is Old 
Town’s biggest draw. The comfortable scale, the ease 

MAIN STREET SHOPS

with which it accommodates walking, the interesting 
architecture, the ambience provided by the railroad, 
and the sense of history are Main Street’s biggest assets.

HISTORIC DEPOT 

The Flowery Branch Depot is at the intersection of 
Main Street and Railroad Avenue. It was built in 1890, 
and in 2000 it was moved from next to the tracks to its 
current location across Railroad Avenue. The structure’s 
craftsman-style elements were maintained, and it was 
converted from a depot into a community center and 
event space. A walkway was added next to the building, 
along Railroad Avenue, that simulated a railroad track. 
The depot also houses a museum that displays historic 
information about the depot and Flowery Branch.

CABOOSE

The caboose is the most visible element of Old Town 
seen from Atlanta Highway. Once an active caboose, 
it now stands as a reminder of the city’s history as a 
railroad town. The caboose is open for tours, and it is 
a prominent landmark, a structure children like to play 
on, and a major point of interest in Old Town.

MAIN STREET
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CABOOSE

TRAIN DEPOT, 5302 RAILROAD AVENUE
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WALKWAY IN FRONT OF  TRAIN DEPOT

CEMETERY, 4805 ATLANTA HIGHWAY
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CEMETERY

The Flowery Branch Cemetery on Atlanta Highway 
has existed since at least the early 1800s. The land is 
currently unowned, but the cemetery is still active. The 
headstones and the layouts of the plots are scenic and 
historically interesting. Although the city does not own 
the land, in eff ect the responsibility for maintaining 
the cemetery still falls upon the city. An act of the city 
council would allow Flowery Branch to offi  cially claim 
the cemetery and to manage it more actively and 
eff ectively. 

GATEWAYS

Between Atlanta Highway and Old Town, the railroad 
both hinders easy access and reduces the historic 
downtown’s visibility. Because entrances to Old Town 
are not celebrated, it is too easy to pass the district 
without realizing what it off ers. There are currently three 
ways to cross the railroad in Old Town: Chattahoochee 
Street, Spring Street, and Phil Neikro Boulevard 
(see Figure 6). There is a gateway sign at Phil Neikro 
Boulevard along with a wayfi nding sign listing Old 
Town’s businesses (see photo in Infrastructure section 
of this report). However, both signs are too hard to read 
from a car to be eff ective.

None of these three crossings have sidewalks or 
other pedestrian facilities, and this lack reinforces the 
impression that there is no reason to cross the railroad 
and enter Old Town. The comprehensive plan called 
for gateway improvements around downtown Flowery 
Branch, and this redevelopment plan is one avenue 
through which these might be considered.

3. ATLANTA HWY AND PHIL NEIKRO

1. ATLANTA HWY AND CHATTAHOOCHEE

2. ATLANTA HWY AND SPRING



19

EXISTING CONDITIONS

M
IT

CHELL S
TREET

M
AIN STREETC

H
U

R
C

H
 S

TR
EET

PINE STREET

M
O

R
R

O
W

 D
R

IV
E

R
A

IL
R

O
A

D
 A

V
EN

U
E

TA
N

N
ER

 STR
EET

G
A

IN
ESV

IL
LE

 S
T

R
EET

SNELLING AVENUE

PINE STREET

M
YERS STREET

REED STREET

L
IG

H
T

S
 F

E
R

R
Y

 R
O

A
D

RAIL
ROAD A

VENUE

M
ARTIN STREET

M
U

LB
ER

R
Y

 S
TR

EET

EAST M
AIN STREET

A
T

LA
N

TA
 H

IG
H

W
A

YM
IT

C
H

ELL
 S

T
R

EET

PHIL NEIKRO BOULEVARD

KNIGHT DRIVE

CHESTNUT STREET

CH
ATTA

H
O

O
CH

EE STREET

M
O

O
N

EY D
RIV

E

DEBBIE
 L

ANE

SPRING STREET

CHESTNUT STREET

C
A

N
TR

ELL R
O

A
D

Redevelopment Area Boundary City office

Post office

Police department

Cemetery

Church

Railroad

GATEWAYS TO OLD TOWN

0 250 500 750 1,000125
Ft

Prepared by Pond & Company for the Flowery Branch Old Town Redevelopment Plan. 
Data sources: Atlanta Regional Commission, Hall County.

1

2

3

FIGURE 6: GATEWAYS TO OLD TOWN



FLOWERY BRANCH OLD TOWN REDEVELOPMENT PLAN

20

COMMUNITY INSTITUTIONS

CITY FACILITIES

Most of the city government functions are located on 
Main Street in Old Town. The Police Department, the 
city administrative offi  ces, and City Hall are all between 
Main Street and Church Street. The Public Works 
Department is further up Main Street at Gainesville 
Street. The presence of these functions in Old Town 
contributes to activity along Main Street and provides 
a civic presence for the public. These facilities will be 
discussed further in Development Opportunities.

INSTITUTIONS

The nearest school to Old Town is Flowery Branch 
Elementary.  While the school is far outside the 
redevelopment boundary, in the future it might 
be connected to Old Town and to Lake Lanier via a 
greenway system.

There is one church within the Old Town redevelopment 
boundary—Flowery Branch United Methodist—and 
one just outside—First Baptist Flowery Branch.

There is also a Masonic Lodge in Old Town, at Spring 
Street and Church Street, that has been active since the 
town’s establishment.  Members of the lodge are active 
in community development, helping organize various 
rehabilitation activities such as cemetery preservation 

UNITED METHODIST, 5212 SPRING STREET

and hosting and participating in special events such as 
an annual 5k run.

The Atlanta Falcons football team moved their training 
facility to Flowery Branch recently. While the team’s 
presence does not necessarily direct activity to Old 
Town, their location has brought Flowery Branch a lot 
of media attention and name recognition.

NATURAL FEATURES

Flowery Branch, as the name suggests, has a great deal 
of natural beauty. Between its vegetation, its terrain, 
and its waterfront location, the city’s natural resources 
are a feature to preserve, highlight, and enhance (see 
Figure 7). 

TREE CANOPY

The City of Flowery Branch has a rich and varied 
tree canopy. The trees are an asset to downtown, 
contributing to its identity. The diversity of species 
makes each block of Old Town interesting. Because 
of their age the canopy is substantial. It provides a lot 
of shade and habitat for many species of birds, and it 
is very beautiful. Currently, Flowery Branch has tree 
protection regulations and planting guidelines in its 
zoning ordinance and historic district regulations, but 
there is no ordinance in place to protect specimen 
trees.

FLOWERY BRANCH GATEWAY SIGN



21

EXISTING CONDITIONS

TERRAIN

For the most part, streets that run northeast-
southwest—Railroad Avenue, Church Street, Mitchell 
Street, and Gainesville Street—are relatively fl at, as they 
are perpendicular to the slope from the ridge. Streets 
that run northwest-southeast are quite steeply sloped 
from the ridge down to the railroad. This topography 
will factor into the city’s stormwater management 
decisions and possibly into the design of pedestrian 
facilities.

While the slope might present some infrastructure 
design challenges, the topography allows for views that 
fl at ground would not aff ord. The view from Main Street 
out across the tracks is of tree tops, and the view out 
from the ridge on the northwest of the redevelopment 
area is of foothills. While the former is apparent to all 
Old Town’s visitors, the latter is not so accessible, and 
currently it cannot be seen easily from any public 
spaces. These views should be considered in the layout 
of new buildings and public spaces.

LAKE LANIER

Lake Lanier is about half a mile from Main Street. The 
lake is a huge asset to Old Town; Flowery Branch’s 
combination of a historic downtown and a lake is 
unusual in Georgia, and might even be unique in the 
state.

Aqualand Marina, a short drive northwest of Old Town, 
claims to be the world’s largest inland marina. With 
over 1,700 slips, it draws many people through Flowery 
Branch. Besides being a physical asset to Old Town, 
the lake is a potential source of new economic activity. 
Hideaway Bay Marina, a marina about half a mile away 
from Old Town, has 510 slips and off ers full marina 
service. There is also a seafood restaurant at Hideaway 
Bay.

Flowery Branch Park on Lake Lanier has a play structure 
and a grassy park that people use for fi shing and 
relaxing. The lake is not fully utilized as a potential 
location for events or as a destination for visitors to 
Old Town. The facilities at the lake could be improved 

TREE AT MAIN ST AND GAINESVILLE ST
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to be more inviting and accommodating of various 
types of activities. The lake lacks a public fi shing pier 
or boat dock, for instance. Perhaps more importantly, 
the physical connection and pedestrian path between 
Lake Lanier and Main Street could be strengthened, 
beautifi ed, and given a great presence in the form of 
Old Town.

Currently the water levels in Lake Lanier are quite high, 
but in the past, during drought or dry years, the lake 
has gotten very low, to the point that the southernmost 
part adjacent to Flowery Branch has been a large 
mudfl at. The marina has had to close in the past as low 
water levels have made it inaccessible. The possibility 
of low water levels should be taken into account when 
the city decides where on the lake to invest.

PARKS

Old Town lacks public park space. While the area is 
quite green, due both to beautifully gardened homes 
and large vacant greenfi eld parcels, the largest 
dedicated open space within Old Town is the Flowery 
Branch cemetery. Next to Lake Lanier, about half a mile 
from Main Street, is the Flowery Branch Park, which 
is a large grassy area with a playground overlooking 
the lake. The Yard, as the open space behind the train 
depot has become known, is an informal open space 
that the city uses for festivals, small concerts, and other 
public gatherings. It is an informal space that could 
benefi t from small improvements. The community 
is underserved by any public plazas, greenways, and 
passive or active parks.

LAKE LANIER CITY PARK

LAKE LANIER IN DROUGHT
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INFRASTRUCTURE

TRANSPORTATION

The City of Flowery Branch completed a Downtown 
Transportation Study in 2010, which includes a full 
assessment of the existing conditions in and around 
Downtown Flowery Branch. The 2010 study and 
details about the transportation network within the 
redevelopment plan study area are discussed in this 
section. 

ROADWAY FUNCTIONAL CLASSIFICATION

The Georgia Department of Transportation (GDOT) 
assigns each road a rank in a hierarchy of functional 
classifi cation based on mobility and land access. 
Generally, the higher the level of access that a roadway 
provides, the lower its level of mobility. A complete 
roadway network has a balance of high access and high 
mobility roads. 

There are three primary categories of roads: arterials, 
collectors, and local roads or streets, in order of 
decreasing mobility. Within the Flowery Branch Old 
Town redevelopment area, most of the streets are 
considered local streets (see Figure 8). Local streets 

accommodate short-range trips at low speeds and 
volumes, providing high levels of access but low 
levels of mobility. Several other streets are classifi ed as 
arterials, including Lights Ferry Road; Mitchell Street 
between Lights Ferry Road and Main Street; Main 
Street from Mitchell Street to Railroad Avenue; Railroad 
Avenue from Main Street to Snelling Avenue; Snelling 
Avenue; and Atlanta Highway. Arterials connect major 
traffi  c generators, facilitate longer trips, and have high 
levels of mobility.

Atlanta Highway (SR 13) is the only state route within 
the study area. Interstate 985 is situated less than one 
mile east of Downtown Flowery Branch, providing 
access north to Gainesville and south to Atlanta via I-85.

ROADWAY INFRASTRUCTURE CONDITIONS

A detailed inventory of roadway conditions is included 
in an Appendix to the Downtown Transportation 
Study. In general, the majority of the transportation 
infrastructure within the study area is in poor condition. 
Pavement marking is faded, and many signs do not 
meet the national Manual on Uniform Traffi  c Control 
Devices standards. The pavement on many roadways is 
worn and cracked. Some of the roadway lanes are too 
narrow.

NORFOLK-SOUTHERN RAILROAD
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Main Street is a one-way street for one block, from 
Railroad Avenue to Main Street. The roadway is 
designed so that by just restriping the existing angled 
parking into parallel parking the street could be 
converted back to two-way.

PARKING

There are a few small parking lots in Old Town, including 
one next to the police department, two private lots on 
Church Street, and one private lot next to Antebellum 
restaurant. However, most public parking in Old Town 
is handled on-street (see Table 2 and Figure 9). There 
are angled parking spaces along Main Street between 
Railroad Avenue and Church Street, and there are 
parallel parking spaces on Main between Church Street 
and Mitchell Street and along Mitchell Street between 
Main Street and Lights Ferry. In addition, there are two 
gravel parking areas in the railroad right-of-way along 
Railroad Avenue. Total, there are approximately 109 on-
street parking spaces in Old Town.

BICYCLE AND PEDESTRIAN FACILITIES

There are only a few sidewalks within downtown 
Flowery Branch. Where they do exist, they are 
incomplete. The recently constructed streetscape on 
Main Street includes ADA-compliant sidewalks that are 
wide enough to support street-level retail uses. This 
section of Main Street also includes lights, benches, and 
crosswalks. However, the rest of Old Town is in great 
need of pedestrian facilities. Completing the sidewalk 
network will be a critical element in redeveloping Old 
Town Flowery Branch.

There are no dedicated bicycle facilities, such as bike 
lanes, sharrows, or multi-use trails, in the study area.

WAYFINDING

The signs around Old Town are inadequate to alert 
people to its presence and to draw visitors. At the I-985 
exit to Phil Neikro Boulevard, there is an electronic sign 
that mentions Flowery Branch’s historic downtown, 
but there is no permanent or consistent indication of 

ANGLED PARKING ON MAIN STREET

TABLE 2: ON-STREET PARKING INVENTORY

PARALLEL PARKING ON MAIN STREET

Location Type Number of Spaces

Main St. between Railroad Ave. and Church St. Angled on-street 32
Main St. between Church St. and Mitchell St. Parallel on-street 13
Mitchell St. between Main St. and Lights Ferry Rd. (north side) Parallel on-street Approx. 35
Railroad Ave. Perpendicular on-street Approx. 29
Church Street between Main St. and Knight Dr. Parallel on-street 3
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Old Town’s proximity to the highway. There are several 
small signs around Flowery Branch, though, that 
indicate the approach to Old Town. These decorative 
signs (see Community Resources section) are located 
at Atlanta Highway and Phil Neikro Boulevard, at 
Phil Neikro Boulevard closer to I-985, and at Atlanta 
highway northeast of Old Town, and one northwest of 
Old Town on Lights Ferry. While the signs are attractive, 
they are quite small and low to the ground, so they are 
overshadowed by surrounding signs and visual clutter, 
and they are dwarfed by the scale of the road.

TRANSIT

Hall County Transit (HAT) provides transportation for 
Hall County, but currently there are no transit routes of 
any type within the study area. HAT off ers a Dial-a-Ride 
service that serves Flowery Branch and the rest of the 
county. 

PRIOR TRANSPORTATION PLANS AND STUDIES

Three prior plans have included transportation 
recommendations, as described below and shown in 
Figure 10.

In 2006, the Gainesville-Hall Metropolitan Planning 
Organization (GHMPO) completed a study of existing 
bicycle and pedestrian facilities and needs. A number 
of proposed projects fall into the Flowery Branch 
Redevelopment Plan study area. The study recommends 
completing the sidewalk network downtown.  It also 
proposes bicycle facilities on Lights Ferry Road, several 
blocks in Old Town, Gainesville Street, and Atlanta 
Highway.

The 2010 Downtown Transportation Study identifi ed 
roadway, bicycle and pedestrian, and transit needs in 
the area bounded by McEver Road, Lights Ferry Road, 
Atlanta Highway/Mulberry Street, and Gainesville 
Street, which includes the redevelopment area. In 
particular, the transportation study considered the 
increased traffi  c that would result from Old Town 
redevelopment plans that would have resulted in 
1,964 new daily trips. Other needs identifi ed in the 
redevelopment area include:

 Preserve/enhance the downtown grid system 

 Improve connectivity in the Lights Ferry 
Road/Snelling Avenue/Phil Neikro Boulevard 
corridor

 Improve connection from Lights Ferry/
Snelling/Phil Neikro to Hideaway Bay Marina

 Install additional sidewalks and bike facilities

To address these needs, the study made 
recommendations for new or extended roadways, 
intersection improvements, roadway improvements, 
and pedestrian and bicycle improvements (see Figure 
10). The recommendations that fall within or near the 
redevelopment plan study area include:

 Extend Lights Ferry Road to connect to 
Snelling Avenue (two-lane roadway)

 Provide a connection from Lights Ferry Road 
to Gainesville Street (two-lane roadway)

 Extend Pine Street to Railroad Avenue (one-
lane roadway)

 Improve intersection of Snelling Avenue and 
Atlanta Highway

SIGN AT PHIL NEIKRO AND ATLANTA HWY
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 Improve horizontal and vertical alignment of 
Mitchell Street and add sidewalks south of 
Lights Ferry Road

 Install sidewalks, prioritizing those that are 
within ¼ mile of a key destinations, and 
include sidewalks and bike lanes on all new 
major roadway projects

 Coordinate with developers to preserve right-
of-way for multi-use trail from Alberta Banks 
Park to City Park

In 2011, the GHMPO completed a Metropolitan 
Transportation Plan (MTP) for the entire county. The 
MTP identifi es two projects within the Flowery Branch 
Redevelopment Plan study area: widening Atlanta 
Highway to accommodate increasing demands and 
relocating Lights Ferry Road from Gainesville Street to 
Main Street/SR 13 (i.e. connecting Lights Ferry Road 
to Snelling Avenue). The projects are still unfunded 
and are recommended for 2031-2040 and 2018-2030 
implementation, respectively.

RAILROAD

The Norfolk-Southern railroad passes through Flowery 
Branch, traveling northeast through South Carolina to 
Charlotte and southwest through Atlanta, Hartsfi eld-
Jackson Atlanta International Airport, and destinations 

further south. The train has not stopped in Flowery 
Branch since 1957, but over forty freight and passenger 
trains pass through the City daily.

The railroad is a signifi cant barrier between Old Town 
and travelers on Atlanta Highway. It impedes visibility 
and it limits access to Old Town to three crossings: Phil 
Neikro Boulevard, Spring Street, and Chattahoochee 
Street. Previous transportation plans have analyzed the 
potential to bridge over or tunnel under the railroad, 
but neither of these solutions is fi nancially feasible at 
present. For now, any solutions to make the railroad 
less of a barrier will have to focus on improving the 
three existing crossings, for vehicles certainly but for 
pedestrians especially.

The city currently leases approximately 9.18 acres of land 
from Norfolk Southern for parking and beautifi cation 
(see Figure 11). Currently, the land consists of grass 
cover, plantings along Atlanta Highway, some concrete 
pads, the Flowery Branch Department of Public Works 
(DPW) building, and two gravel parking areas. As 
stipulated in the lease, the city may continue to use the 
land for parking, beautifi cation, and storage inside the 
DPW building. But, the city may not install walkways, 
benches, recreation equipment, or anything else other 
than plants and landscaping materials on the leased 
land.

CULVERT UNDER RAILROADPARKING ON LEASED RAILROAD PROPERTY
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WATER, SEWER, AND STORMWATER

WATER

The city of Flowery Branch provides water to the entire 
redevelopment area (see Figure 12).

SEWER

The Old Town redevelopment area is in the Flowery 
Branch sewer service district. The city’s wastewater 
treatment plant is on Atlanta Highway, just southwest 
of the study area. A small part of the system is on a force 
main (see Figure 12) along Lights Ferry, but the rest of 
the redevelopment area is served by gravity mains (not 
pictured). 

STORMWATER

One of the items listed in the comprehensive plan for 
implementation is a stormwater study and stormwater 
improvements for Old Town. The study was to take 
place in 2013-2014, and the improvements were to be 
installed 2014-2015. 

Currently, most of Old Town’s stormwater is handled 
through a system of drainage ditches and culverts. 
Water collects in open ditches along the sides of Old 
Town’s streets, and it runs downhill to the railroad tracks. 
There, it passes under the railroad through culverts 
owned by Norfolk-Southern. After traveling a little 

farther downhill, the water ultimately lands in Flowery 
Branch Creek, which is just outside the redevelopment 
area (see Figure 12).

This system is simple and easy to maintain, but it also 
causes some problems. Recently, heavy rains have 
placed too much demand on the culverts, damaging 
at least one of them. The city has already studied the 
fi ve culvert systems at Flowery Branch stream (see 
Figure 12)—at Mulberry Street, Phil Neikro Boulevard, 
East Main Street, Spring Street, and Cantrell Road—and 
plans to replace all of them except the one at Spring 
Street. In addition, Flowery Branch is considering 
installing bridges in lieu of culvert systems at several of 
these locations.

In some places the vegetated ditches are very deep. 
Their depth makes walking outside of the roadway 
diffi  cult or impossible, and it poses a hazard for cars. 
At the same time, the stormwater ditches and culverts 
lend Old Town a special rural character that harkens to 
Old Town’s history and contributes to its unique sense 
of place. Some of Old Town’s stormwater drainage is 
piped. Along a stretch of Mitchell Street, stormwater 
has been piped to make way for sidewalks. The 
recently constructed Railroad Avenue and Main Street 
streetscapes also incorporate underground stormwater 
drainage.

STORMWATER DRAINAGE FLOWERY BRANCH CREEK
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DEVELOPMENT PATTERNS
Most of Flowery Branch’s development is sprawling and 
suburban in character, but the downtown has a gridded 
street network, with well-connected streets and 
small, walkable blocks. The town plan was developed 
through the early 20th century after the construction 
of the Flowery Branch Depot around 1900. The streets 
grid, oriented to the railroad tracks, was in place and is 
shown on the 1912 and 1924 Sanborn Fire Insurance 
maps. Taking cues from the terrain, the plan extends 
uphill from the railroad and terminates at the ridge.

LAND USE

The physical patterns laid down a century ago and 
their corresponding land uses have been maintained 
to a great extent. Overall, commercial and institutional 
uses are clustered on Main Street while other blocks are 
mostly residential with a few exceptions of industrial 
uses. 

MAIN STREET, 1899

SANBORN FIRE INSURANCE MAP, 1912



35

EXISTING CONDITIONS

SANBORN FIRE INSURANCE MAP, 1912



FLOWERY BRANCH OLD TOWN REDEVELOPMENT PLAN

36

The entire redevelopment area contains approximately 
112 acres of developable land. Of these, roughly 62% 
(69 acres) is currently occupied by residential uses, 
primarily single-family. Houses are located throughout 
the study area and range from smaller historic homes 
to recently-built larger infi ll homes. There are also a 
few multi-family structures: Between Gainesville Street 
and Mitchell Street there is a small apartment complex, 
and on Reed Street there is a cluster of public housing 
managed by the Buford Housing Authority.

Approximately 14% (16 acres) of the study area is 
comprised of civic or institutional uses. These include 
City Hall, U.S. Postal Service, the Flowery Branch 
Cemetery, Flowery Branch United Methodist Church, 
and the Masonic Lodge. 

MAIN STREET SHOPS RESIDENTIAL/COMMERCIAL ADJACENCY

Another 8% (9 acres) of land in the redevelopment 
plan area is occupied by commercial uses. These 
include the row of shops along Main Street between 
Railroad Avenue and Church Street, the free-standing 
Antebellum restaurant, and the buildings along 
Atlanta Highway that were once homes but have been 
repurposed as commercial structures.

Roughly 6% (7 acres) of the developable land is 
occupied by industrial uses.  Most of these are occupied 
by a storage facility on the northeastern corner of the 
site, facing the railroad.

A large number of the parcels in the redevelopment area 
are vacant—almost 10% (11 acres) of the developable 
land.

TABLE 3: EXISTING LAND USE

Land use type Total area Percentage of developable land
Residential 69 acres 62%
Institutional 16 acres 16 %
Commercial 9 acres 8%
Industrial 7 acres 6%
Vacant 11 acres 10%
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ZONING

The Old Town Flowery Branch redevelopment area 
is comprised of 7 conventional zoning districts as 
identifi ed by the current City of Flowery Branch zoning 
map. The zoning regulations for each district address 
use, density, and form in order to accomplish the goals 
of the city’s comprehensive plan, as expressed in the 
future land use map (Figure 15) and the character area 
map (not shown).

The central business district is intended to implement 
the redevelopment element the “Central Business” 
future land use designation, and the “Old Town” 
character area that the amended Flowery Branch 
Comprehensive Plan establishes. Redevelopment 
projects require “redevelopment project approval by 
the City Council of Flowery Branch.” For lots zoned 
CBD which are within the city’s local historic district, 
compliance with the city’s historic preservation 
ordinance is also required. Within the Central Business 
District, residential densities may not exceed 50% of 
the maximum fl oor area ratio (FAR) for each lot. The 
FAR map for the CBD zoning district establishes the 
maximum fl oor area ratio for each parcel in the CBD, 
ranging from 0.85 to 2.0. These density requirements 
are discussed at greater length below.

The purpose of the traditional neighborhood 
development zoning district is to provide for 
neighborhoods that are designed according to new 
urbanist principles with a grid or modifi ed-grid street 
network, pedestrian scale and orientation, shallow 
front yards, relatively narrow local streets planted with 
shade trees and provided with wide sidewalks, and 
automobile garages accessed via alleys or located at 
the rear of residential lots. TND districts are further 
distinguished from conventional suburban subdivision 
developments in their provision of public greens or 
common areas, when new neighborhoods are created. 
Residential densities of 6.5 dwelling units per acre are 
permitted in this zoning district. 

The light manufacturing district is intended to 
implement the light “industrial” and “transportation, 
communication and utilities” future land use 
designations and the “industrial/employment” 

character area. It provides a concentration of 
employment and job activity, contributing substantially 
to Flowery Branch’s economic base.

The purpose of the residential multi-family (R-
3) zoning district is to implement the “multi-family 
residential” future land use designation and the “urban 
density communities” character area. Densities of up 
to 12 residential units per acre are permitted in the 
residential multi-family district.

The residential moderate density (R-2) zoning district 
is intended to implement the “single-family residential” 
future land use designation and the “suburban 
residential” character area. Densities of 3 dwelling units 
per acre are permitted in the residential moderate 
density zoning district. 

Residential low density (R-1) is intended to 
implement the “single-family residential” future 
land use designation and the “suburban residential” 
character area. Densities of 2.18 dwelling units per acre 
are permitted in the residential low density zoning 
district. 

The institutional zoning district is intended 
to implement the “public institutional” and 
“transportation, communications and utilities” future 
land use designations and the “institutional campus” 
character area. The institutional zoning district is 
intended to encourage and provide suitable areas for 
institutional campuses including the Atlanta Falcons 
training facility, Hall County public schools, and large 
churches.

The purpose of the neighborhood shopping zoning 
district is to implement the “commercial” future land 
use designation and the “neighborhood commercial” 
character area.

The planned unit development zoning district is 
primarily meant to implement the “single-family 
residential” future land use designation and the 
“suburban residential” character area, although 
it can also be used for “traditional neighborhood 
development.” The district is intended to allow for 
fl exible, creative development that might be diffi  cult 
to achieve through the conventional subdivision 
regulations.
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HISTORIC DISTRICTS

Much of the Old Town Flowery Branch redevelopment 
area falls into the historic district. The creation of the 
historic district is discussed in the “Existing Studies 
and Plans” section of this chapter. As a regulatory 
tool, the Old Town Flowery Branch Historic District 
carries special zoning and development requirements. 
Owners of property within the historic district or any 
historically-designated property may not make any 
“material change in appearance” of the property 
without obtaining a certifi cate of appropriateness from 
the Historic Preservation Commission. There are also 
specifi c requirements for signs that are installed within 
the historic district. Redevelopment projects that are 
located within the boundaries of the historic district 
must confi rm to these regulations.

FUTURE DEVELOPMENT

The 2025 Flowery Branch Comprehensive Plan, written 
in 2006 and updated in 2011, identifi es desired future 
development patterns on a future land use map. 

HOMES ON MITCHELL STREET COMMERCIAL BUILDINGS ON ATLANTA HWY

Generally, the current zoning districts would allow for 
and encourage the type of development described 
by the comprehensive plan and future land use map. 
The zoning ordinance was updated in 2011 after the 
comprehensive plan was completed in order to create 
a regulatory environment that would support the plan. 
In particular, the central business district and traditional 
neighborhood development district allow for higher 
density, walkable, pedestrian-oriented downtown 
development. 

There are a few exceptions to the consistency between 
the zoning map and the future land use map. The large 
city-owned parcel at Gainesville Street and Pine Street 
is zoned residential low density but falls into the central 
business category of the future land use map. There 
are also several parcels on Atlanta Highway that are 
currently zoned residential moderate density but are 
envisioned for future commercial development. The 
city may consider rezoning these areas if appropriate 
and if necessary to implement the Old Town Flowery 
Branch Redevelopment Plan. 
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 CBD ZONING DISTRICT ASSESSMENT

The CBD (central business district) zoning district 
has special density limits in the zoning ordinance. 
Since most of the city-owned parcels are within the 
central business district, these requirements are worth 
examining.

The zoning ordinance establishes a height limit of 
either three stories or 45 feet. However, there are a 
few parcels, outlined in red on Figure 16, on which 
additional height is allowed—four stories or 60 feet. (In 
all cases, the building height may extend six feet higher 
for screening purposes.

In keeping with this increased allowable height, these 
blocks also allow a higher FAR (fl oor to area ratio) than 

Maximum height (feet) 45’ (60’ in blocks outlined  on map)
Maximum height (stories) 3 (4 in blocks outlined on map)
Maximum density (FAR) .85-2.0 (see map)
Maximum residential density (FAR) 50% of total allowable FAR
Minimum setbacks None
Open space 15% (on site or off )

the other CBD parcels. Thus, the highest permitted 
density (2.0 FAR) is zoned along Railroad Avenue and 
at the current Main Street commercial area. The density 
is slightly lower (2.0 FAR) on the blocks up the hill from 
current city facilities and retail center, and the rest of 
the CBD is even lower density (.85 FAR).

There is also a specifi c use ratio limit on redevelopment 
projects within the CBD. Any redevelopment project 
(a project that entails erecting a new building on a 
formerly built lot) may only have residential density 
up to half the allowable FAR. This restriction, which 
applies to almost every lot in the CBD, ensures that the 
district will retain a primarily commercial character as 
it develops. To encourage a thriving retail district, the 
city should consider removing or relaxing the CBD use 
restriction. 

TABLE 4: SELECTED CBD ZONING REQUIREMENTS



43

EXISTING CONDITIONS

GAIN
ESVIL

LE
 STREET

CHURCH STREET

LIG
H

TS FERRY RO
A

D

MAIN STREET

RAIL
ROAD A

VENUE

M
IT

CHEL
L S

TREE
T

PINE STREET

CHESTNUT STREET

SPRING STREET

ATLA
NTA

 H
IG

HW
AY

MARTIN STREET

DEBBIE LANE

KNIGHT DRIVE

REED STREET

M
ULB

ERRY STREET

TANNER STREET

M
IT

CHELL
 STREET

CBD ZONING ASSESSMENT

Central Business Disrict (CBD) Zoning with FAR .85

0 120 240 360 48060
Ft

Prepared by Pond & Company for the Flowery Branch Old Town Redevelopment Plan. 
Data sources: Atlanta Regional Commission, Hall County.

Buildings

Parcels

Street centerlines Central Business Disrict (CBD) Zoning with FAR 1.0

Central Business Disrict (CBD) Zoning with FAR 2.0

Parcels with special requirements (read text)

FIGURE 16: CBD ZONING ASSESSMENT



FLOWERY BRANCH OLD TOWN REDEVELOPMENT PLAN

44

MAIN STREET

ECONOMIC DEVELOPMENT
The City of Flowery Branch has several existing economic 
development tools in place to promote success for 
local businesses and to spur reinvestment in Old Town. 
Some of these are tax policies that directly encourage 
investment and fund important amenities. Other 
economic development activities include programs 
that bring visitors to Old Town Flowery Branch, 
patronizing local businesses and helping to build 
Flowery Branch’s regional reputation as a destination. 
All of these existing economic development activities 
are discussed in this section.

EXISTING POLICIES

TAX ALLOCATION DISTRICT

In response to the 2025 Comprehensive Plan, the City of 
Flowery Branch developed an Old Town Tax Allocation 
District and Redevelopment Plan in 2007. The purpose 
of this plan is to “provide the fi nancial incentive to 
help implement the vision outlined in the City’s 2025 
Comprehensive Plan,” including fi nancing the sewer 

infrastructure improvement and implementing 
the redevelopment plan for Old Town by funding 
improvements to streets, streetscapes, parking, and 
other public infrastructure. 

A Tax Allocation District (TAD) is established for 
the purpose of catalyzing investment by fi nancing 
certain redevelopment activities in underdeveloped 
or blighted areas using public dollars. A TAD derives 
its funding from the increase in the redevelopment 
area’s ad valorem tax revenues generated by new 
development or redevelopment. These revenues are 
placed in a special redevelopment fund and then 
used to directly pay for redevelopment costs, support 
the issuance of bonds, or retire debt incurred to pay 
for redevelopment. Financing incentives encourage 
development that fi ts within the plan and falls within 
the TAD boundaries. Specifi cally, implementation of 
the redevelopment plan using TAD funds will:

 “Promote high quality, high value commercial 
and residential development along the key 
commercial entryways into the City of Flowery 
Branch and South Hall County;
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 Encourage redevelopment within the City’s Old 
Town Central Business District, consistent with 
the City’s 2025 Comprehensive Plan;

 Assist in fi nancing needed sewer infrastructure 
improvements at a cost that is aff ordable to 
existing ratepayers;

 Provide an expanded job base in construction, 
retail, service, and professional industries;

 Create new living, working, shopping, dining, 
and entertainment opportunities for Flowery 
Branch and Hall County that will serve local 
residents, retain retail spending within the 
County, and attract shoppers from outside the 
county;

 Generate new private capital investment in 
long-neglected property in the Old Town 
Central Business District that will revitalize 
residential neighborhoods and expand 
available commercial services within the 
historic center of Flowery Branch; and

 Generate substantial new annual revenues 
from sales taxes and business licenses.” 

(Source: Redevelopment Plan for Tax Allocation 
District #1: Old Town and Commercial Gateways, 
December 2007). 

The City Council voted to approve the TAD in 2008. 
Consisting of 237 parcels on 567 acres, the TAD 
includes most of Old Town and the major undeveloped 
commercial corridors between Old Town and I-985 (see 
Figure 17).  To date, the TAD funds have been used to 
purchase vacant parcels in Old Town Flowery Branch 
for the purpose of redevelopment.

LOCAL OPTION SALES TAX

A Local Option Sales Tax (LOST) is a one-percent sales 
tax activated by a county referendum applied to the 
sale of fuel, food, and alcoholic beverages. The LOST 
was authorized in Georgia in 1975 to provide property 
tax relief for residents and to assist local governments 
in funding services.

SPECIAL PURPOSE LOCAL OPTION SALES TAX

A Special Purpose Local Option Sales Tax (SPLOST) 
is a one-percent sales tax activated by a county 
referendum. SPLOST funds can be used for a number 
of specifi c purposes, including roads, streets, bridges, 
sidewalks, and bicycle paths; administrative buildings 
or cultural facilities; water or sewer capital projects; 
retirement of general obligation debt; public safety or 
airport facilities; election equipment; transportation 
facility; or hospital.
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EXISTING CONDITIONS

TABLE 5: MAIN STREET EVENTS

EXISTING PROGRAMS AND EVENTS

Programs and events are an important element in 
the city’s economic development strategy. Not only 
do they generate revenue for local businesses during 
the event, they help build publicity about Old Town 
Flowery Branch throughout the region. The City of 
Flowery Branch hosts several successful Main Street 
events throughout the year (see Table 5). 

The events typically draw crowds of 100 to 400 or more 
people. The Fall Car Show and Chili Cook-off  is the 
most popular and well-attended event, followed by the 
Christmas Festival. Downtown merchants often assist 
with sponsorships and donations, and in turn, events 
that are located on Main Street draw additional visitors 
to their storefronts. 

EVENING EVENT AT THE DEPOT

Event Date Sponsor
Spring Festival April Boy Scouts
Spring Fun Run 5K May Masonic Lodge
Car Show and Cookout June Spirit of Joy Church
Bike Race July Dingo Race Productions
Car Show and Chili Cookoff September Steve Soucie
Fall Festival October Boy Scouts
Boo Run 5K October Masonic Lodge
Art Festival November Lakeview Art Center
Christmas Festival December Steve Soucie
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DEVELOPMENT POTENTIAL

MAIN STREET SHOPS

DEVELOPMENT POTENTIAL
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As shown in this chapter, Flowery Branch is well-
positioned for several types of development in today’s 
market, and the city, owning several parcels throughout 
Old Town, is well-poised to lead this development. 
Based on the market analysis and the city’s projected 
needs, Old Town would be well served by the city’s move 
to a larger, consolidated space, which will vacate space 
better suited for the types of real estate Old Town can 
support. In tandem, the city has a good opportunity to 
develop residential options that will draw both young 
families and empty nesters to Old Town.

CITY-OWNED SITES
Flowery Branch owns several sites throughout Old 
Town. Many of these are currently occupied by city 
offi  ces or other city uses, and they would be better 
used as commercial space. Others of them are vacant 
and ready for development. By consolidating the city’s 
facilities into one city hall, Flowery Branch has the 
chance to free prime retail space, to create a strong 
civic presence with community space, to spur new 
development, and to run its own operations more 
effi  ciently.

CITY OFFICES ON MAIN STREET

TABLE 6: CITY-OWNED BUILDINGS

ID Use Address Area Year Built
1 Public Works 5608 Gainesville Street 1,427 sq. ft. 1935
2 City offi  ces 5512 Main Street 1,981 sq. ft. 1900
3 Gun Store 5318 Railroad Avenue 1,350 sq. ft. ??
4 Police department 5519 Main Street 1,900 sq. ft. 1950
5 City Hall 5517 Main Street 2,600 sq. ft. 1914
6 Train Depot 5517 Main Street 3,800 sq. ft. 1890
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TABLE 7: CITY-OWNED PARCELS

ID Area Land Improvement Use
1 5608 Gainesville Street

5.41 acres or 235,660 sq. ft. $137,458 $37,939 Department of Public Works
2 5704 Gainesville Street

.41 acres or 17,860 sq. ft. $21,312 $48,750 Department of Public Works
3 5702 Main Street

1.41 acres or 61,420 sq. ft. $123,101 NA Vacant land
4 5405 Church Street

0.72 acres or 31,363 sq. ft. $85,6 45 NA Vacant land
5 5318 Railroad Avenue

2.02 acres or 87,991 sq. ft. $150,163 NA Vacant land and gun store
6 5512 Main Street

0.08 acres or 3,485 sq. ft. $17,640 $137,673 City offi  ces
7 5302 Railroad Avenue

0.57 acres or 24,829 sq. ft. $80,957 $621,328 City Hall, police department, retail, depot
8 5310 Railroad Avenue

0.40 acres or 17,424 sq. ft. $73,730 NA The Yard
TOTAL
11.02 acres or 480,032 sq. ft.

CITY-OWNED BUILDINGS

Most of the buildings that Flowery Branch owns 
in Old Town are occupied by city offi  ce and other 
functions. The Flowery Branch City Offi  ces, City Hall, the 
Department of Public Works, and the Flowery Branch 
Police Department are all currently in Old Town (see 
Table 6 and Figure 18). With the exception of public 
works, the city’s Old Town facilities are all on Main Street 
between Church Street and Railroad Avenue. The police 
department occupies its own building, while City Hall 
and the city offi  ces face each other across Main Street. 
The public works department is housed up the hill at 
Main Street and Gainesville Street. The offi  ce space is 
in a trailer, and the rest of the site is used to park city 
vehicles under a large protective shade structure.

In addition to the various city departments in Old Town, 
Flowery Branch uses the historic train depot as an event 
or meeting space. The building has a large meeting 
room, two small anterooms, and a wrap-around porch, 
and in the basement there are restrooms and storage 
space. The building’s full capacity is 135 people. The city 
also owns a small building that fronts Railroad Avenue. 
Currently, its tenant is a gun store.

CITY-OWNED PARCELS

The City of Flowery Branch owns several parcels of land 
in Old Town (see Table 7 and Figure 19). Of these, two 
are partially occupied by uses that are not city facilities: 
The one at 5302 Railroad Avenue that includes some 
small storefronts and the one at 5318 Railroad Avenue 
includes the retail space currently leased to the gun 
store. Otherwise, the parcels are occupied by city 
functions—the city administrative offi  ces, the public 
works department, City Hall, the police department, 
and the train depot—or they are currently open 
space. The parcel behind the train depot is used as a 
park and for community events, but there are three 
very large vacant parcels ready for development. The 
city’s ownership give it the opportunity to both select 
the best location for its new city hall and to direct the 
future of Old Town actively.

CITY NEEDS

The city offi  ces, City Hall, and the police department 
occupy a total of 6,481 square feet. The comprehensive 
plan determined that the city would need approximately 
10,600 square feet for administration and police by 
2015 and that, with population and employment 
growth, its needs would jump to 23,000 square feet by 
2030. The comprehensive plan proposed building the 
new facility in phases, fi rst with two stories and later 
with additional stories as needed.
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DEPARTMENT OF PUBLIC WORKS

CITY HALL
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DEVELOPMENT POTENTIAL

5318 RAILROAD AVENUE

5702 MAIN STREET



FLOWERY BRANCH OLD TOWN REDEVELOPMENT PLAN

56

OLD TOWN WAYFINDING SIGN

MARKET ANALYSIS
The following is a summary of a market study that 
project consultant RKG Associates, Inc. performed. 
For more detail, see the complete market study in 
the Appendix. The market study was essential in 
understanding what types of used Old Town will be 
able to support.

DEMOGRAPHIC AND ECONOMIC ANALYSIS

Flowery Branch’s population has increased 
dramatically since 2000, more than tripling 
between 2000 and 2012 from 1,806 to 6,012. The 
State of Georgia’s Offi  ce and Planning and Budget 
predicts a 22% increase in Hall County’s population by 
2020. This growth is similar to that of the entire Atlanta 
MSA—slowing, but still steady.

The age cohorts from 20 to 44, which are those that 
spend the most on goods, services, and housing, have 
declined.  On the other hand, the growth of age cohorts 
65 and higher suggests that there might be demand 
for housing targeted to empty nesters and people 

that are interested in aging in place. Supporting this 
prediction are Flowery Branch’s decreasing household 
sizes. Flowery Branch’s average household size is 2.53, 
smaller than the county and state averages of 2.86 and 
2.68 respectively. The community agenda projects 
households to greatly increase by 2020, from around 
2,262 to 3,560. While household size is shrinking, 
household income has been rising, largely due to an 
infl ux of higher income households attracted to new 
housing such as that in Sterling on the Lake.

Hall County has seen a net increase in new jobs, 
primarily in healthcare, wholesale trade, administration 
and support, and transportation and warehousing. 
The county also gained jobs in fi nance and insurance, 
other services, and professional and technical sectors. 
Consistent with the nation as a whole, the county lost 
jobs in construction and manufacturing. 43% people 
employed in Hall County are Hall County residents, while 
57% commute from outside the county. Almost the 
same number leave the county for work, and capturing 
these commuters in local jobs would probably increase 
the amount they spend locally on goods and services.
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DEVELOPMENT POTENTIAL

AGE DISTRIBUTION, 2000 AGE DISTRIBUTION, 2011

Because of Lake Lanier, tourism is an important factor in 
Flowery Branch’s economy. The Greater Hall Chamber 
of Commerce estimates that 10 million people visit 
the lake each year, spending from $152 to $197 
million. Most of this spending is in gas and oil for boats 
and vehicles, but take-out and groceries made up a 
signifi cant 20% followed by restaurants at 16%.

The market analysis describes the city through a 
tapestry profi le, which categorized households by 
income, spending habits, and other demographic 
characteristics (see Market Analysis for more detail). 
Through this lens, the most dominant household 
sector is Aspiring Young Families, at 38%. These 
households typically live in apartments, houses, or 
startup townhouses with a median value of $143,005. 
They eat out, especially on weekends, and buy takeout 
food. The second highest sector is Up and Coming 
Families, at 26%. These have a median age of 32.6%, and 
they are younger, affl  uent families with children. Their 
typical home value is $183,497. These are followed by 
22% Main Street, USA neighborhoods, who, slightly 
older and with slightly lower median incomes, tend to 
be more frugal than the previously mentioned groups. 
Then, 10% Green Acres neighborhoods—blue-collar 
baby boomers, many with children. Finally, 4% of 
Flowery Branch’s households are Midland Crowd. Their 
incomes are lower than the median, and they live in 
rural villages or towns.

Flowery Branch’s robust population and household 
growth, increasing household income, stable economy, 
and potential tourist visits will all support development 
in Old Town.

DEVELOPMENT TRENDS

Since 2000, Flowery Branch has experienced signifi cant 
growth in all residential categories, including single 
family detached, condominiums and townhouses, and 
apartments. There has also been a dramatic increase in 
retail development from 52,000 square feet to 669,000 
square feet, largely accounted for in the Stonebridge 
Village Shops. Similarly, offi  ce has grown from 10,189 
square feet to 183,927, mostly in the Falcons’ training 
facility.

RESIDENTIAL MARKET ASSESSMENT

The comprehensive plan projects a full capacity of 2,766 
additional housing units in Flowery Branch, roughly 
half of which will be built in Sterling on the Lake. 
Development in Flowery Branch slowed signifi cantly 
due to the economic downturn that began in 2007, 
and the housing market should return to 2004/2006 
levels before investors consider development in Old 
Town. As the market picks up in all of metro Atlanta, 
it will likewise gain momentum in Flowery Branch to 
the same extent, and opportunities for new housing 
downtown will improve.
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TAPESTRY SEGMENTATION DISTRIBUTION, 2013 LOCAL RECREATIONALSPENDING, 2006

The vacant sites in downtown, in particular the site 
of the old furniture factory at Mitchell and Main, are 
well suited for townhomes. This development will also 
open create the momentum for development on the 
large multi-family site across Main Street, which is large 
enough to accommodate several diff erent housing 
types. These townhomes should be of suffi  cient quality 
to set a high standard for future development.

RETAIL MARKET ASSESSMENT

Figure 20 shows Old Town’s 5-, 10-, and 15-minute 
drivesheds.  Within these drivesheds, there is a surplus 
of several types of retail including stores that meets 
daily needs such as supermarkets and drugstores, 
general merchandise, offi  ce supplies, building 
materials stores, and pharmacies and drug stores. 
However, there is opportunity in several areas as 
well: full-service restaurants, limited service eating 
places, clothing and accessories, electronics and 
appliance stores, and furniture stores. The success 
of Old Town will largely depend on attracting retail in 
these categories to its existing and future storefronts 
and attracting marina visitors to these new businesses. 
New development, especially residential development, 
will attract retail, which is a following land use rather 
than a leading one.

The city’s fi rst priority in improving retail in Old Town 
should be to better manage and fully occupy the 
existing Main Street retail spaces, including the 10-
15,000 square feet that the government will vacate 
by moving to a new city hall. The city’s retail strategy 
should seek to create a critical mass, capitalizing both 
on residents and lake visitors. The city should also look 
at temporary uses to generate activity, including the 
existing farmer’s market that is in search of a new home.

OFFICE MARKET ASSESSMENT

Currently, there is some offi  ce space in Old Town. The 
existing spaces serve local professional businesses and 
would be categorized as Class C.  If Flowery Branch can 
position itself as an alternative to Gainesville, there 
is an opportunity to expand the offi  ce market. The 
city should market existing offi  ce space to professional 
and personal services, an eff ort that might be most 
successful if led by real estate professionals. The city 
should also consider leasing the existing city offi  ce 
to professional tenants rather than retail, as they 
are already confi gured for offi  ce uses and might be 
expensive to convert to retail.



59

DEVELOPMENT POTENTIAL

DRIVESHED RETAIL OPPORTUNITY ANALYSIS
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VISION AND GOALS

COMMUNITY MEETING 1

VISION AND GOALS

Throughout the planning process, the community has 
been refi ning its vision for Old Town (for more detail 
about the public participation plan, see the Appendix). 
The project team started with a vision statement drawn 
from the comprehensive plan but refi ned and updated 
it and presented it back to the community to critique 
and revise. Out of this process came the following 
vision statement:

“Flowery Branch will preserve its small town feel, which is 
generated by Old Town with its historic district and skinny 
streets. Old Town, residential properties will transition in 
use and obsolete buildings will be redeveloped while being 

sensitive to its historic resources. Old Town will retain its 
historic qualities and new development will respect historic 
characteristics short of artifi cially imitating them. By 2015-
2020 a new city hall will be developed that meets the need 
for city open space and that stimulates redevelopment 
prospects. With the addition of safe sidewalks and multi-
use trails in appropriate locations, Old Town will become 
more pedestrian friendly. With a vibrant mix of retail, 
restaurants, civic uses and housing and the installation 
of sidewalks and streetscapes, Old Town will be the gem 
of South Hall, the premier destination for residents in the 
greater South Hall area.”
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At the same time as refi ning the vision, the community 
and the project team have been identifying strengths 
and opportunities they see in Old Town and challenges 
and problems they believe Old Town faces. The issues 
encompassed both Old Town’s current weaknesses and 
challenges the community might face in the future. 
Opportunities included ways to capitalize on Old Town’s 
current strengths, projected changes that an Old Town 
plan should take advantage of, and specifi c ideas for 
Old Town’s development. The issues and opportunities 
framework generated a lot of conversation, 
brainstorming, and community engagement. The 
project team began with a list generated from the 
existing conditions report, and at the fi rst community 
meeting, the public added to this list. In addition, the 
community survey provided de facto comments on 
Old Town’s issues and opportunities.

The following challenges were identifi ed:

 Old Town does not draw Lake Lanier visitors.

 There are too many stops for drivers.

 Old Town lacks public spaces.

 Old Town is not visible enough from Atlanta 
Highway.

 One-way Main Street and reserved police 
spaces make parking diffi  cult.

 There is not enough to do downtown to 
motivate people to visit.

 Stormwater ditches are dangerous and have 
recently been inadequate to handle volume of 
runoff .

 There is not enough signage to draw people 
to Old Town.

 Scattered city facilities are ineffi  cient and 
occupy potential retail space on Main Street.

 The following opportunities were identifi ed:

 Extend Pine Street Church to Railroad Avenue 
and from Gainesville to Lights Ferry.

 Connect Snelling to Lights Ferry.

 Draw Lake Lanier visitors to Old Town.

 Link retail on both sides of Atlanta Highway 
with pedestrian/bicycle bridge.

 Create a connection between Lake Lanier and 
downtown.

 Consolidate city facilities into new city hall.

 Motivate families to come and stay with 
activities and facilities including walking, 
biking, and horse trails, bars, ice cream stores, 
snacks, a museum, a library, a cooking school 
or art school.

 Draw visitors to and through Old Town with 
wayfi nding system, public art, and lights.

 Preserve diverse and beautiful tree canopy.

 Use train depot to incubate farmer’s market.

 Capitalize on small town charm, look, and feel.

 Explore future relationship with Falcons.

 Attract retirees from Atlanta.

 Capitalize on name Flowery Branch and 
associated marketing.

 Introduce more housing options to Old Town.

After compiling these issues and opportunities, the 
project team grouped and categorized them into 
measurable, implementable goals. Finally, the core team 
studied this list of goals and made several additions. 
The fi nal list of goals that follows in this section is the 
basis for the redevelopment plan; the goals provide the 
community with an index against which the success of 
the plan can be evaluated. They are organized along 
the same lines as the existing conditions analysis: 
community resources, infrastructure, and development 
patterns.

COMMUNITY RESOURCES
PRESERVE OLD TOWN’S HISTORIC CHARACTER.

Old Town’s historic town plan and architecture lend it a 
lot of charm. The city already has historic preservation 
regulations in place, but strengthening them will help 
preserve the city’s beauty.

ENSURE THAT FUTURE DEVELOPMENT IS HIGH 
QUALITY.

Old Town’s character will depend on the quality of 
buildings that comprise its form. Future development 
should be aesthetically pleasing, well built, and 
designed to encourage a thriving public realm.
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CONSOLIDATE CITY FACILITIES INTO ONE CITY 
HALL.

Creating a new city hall has several functions: Moving 
city facilities will free key storefront space on Main 
Street for retail uses; building a new facility will give 
Flowery Branch an opportunity to create a visible civic 
presence in Old Town; consolidating facilities will help 
the city run more effi  ciently; and a new city hall will 
double as community space, opening up new chances 
for arts, gatherings, and other events and programs 
that currently have no home in Flowery Branch.

PRESERVE TREE CANOPY.

Currently, there is no system in place to protect Old 
Town’s diverse, beautiful tree canopy. The city should 
implement a program to protect specimen trees and 
maintain the area’s vegetation as it develops in the 
future.

CREATE DIFFERENT TYPES OF PARKS.

Old Town lacks public green space and places for 
adults, teenagers, and children to socialize and play. 
The city should create parks that facilitate active 
recreation, a large passive park that can accommodate 
public events, and small pocket parks that off er resting 
and gathering places and create pockets of beauty 
throughout Old Town.

IMPROVE FACILITIES AT LAKE LANIER.

While there is a park at the lakefront with a play 
structure, Old Town would benefi t from an expanded 
park and improved facilities at the lake. A new boat 
dock, a fi shing pier, and a park with better programming 
would attract Old Town visitors to the lake, draw people 
on other parts of the lake to Flowery Branch, and allow 
the city to hold public events at Lake Lanier.

SPONSOR A PUBLIC ART PROGRAM.

Flowery Branch has a lot of history and visual identity 
from which to draw. The city can cultivate Old Town’s 
community identity by creating a public art program to 
sponsor pieces throughout Old Town.

SUPPORT COMMUNITY PROGRAMS.

Old Town has a number of successful programs and 
events. These draw visitors and activate Old Town’s 
public spaces. The city should continue to support 
these existing programs and plan and attract new ones.

INFRASTRUCTURE
DEVELOP WAYFINDING SYSTEM. 

A system of signs should alert people approaching 
from I-985 to Old Town’s location and character.

ENHANCE GATEWAYS.

The existing gateways are nice but hard to see. The city 
should create more prominent ones to draw attention 
to Old Town.

IMPLEMENT EXISTING TRANSPORTATION PLAN.

Previous Old Town plans have proposed several 
transportation improvements that the city should see 
through: Connecting Snelling Avenue to Lights Ferry 
Road, extending Pine Street to Railroad Avenue, and, if 
feasible, extending Pine Street to Lights Ferry Road.

INCREASE PEDESTRIAN FACILITIES.

The sidewalk network downtown is incomplete. While 
there are good facilities along Main Street and some 
connecting streets, the city should extend a network 
throughout key streets in Old Town to make walking a 
more attractive, more comfortable, and safer option.

CONNECT ACROSS THE RAILROAD.

Old Town has no pedestrian facilities at its railroad 
crossings. In order to allow people to walk from the 
Main Street shops to the buildings on Atlanta Highway, 
the city should install sidewalks and crosswalks to make 
these crossings safer and more attractive.

CONNECT OLD TOWN TO LAKE LANIER VIA 
MITCHELL STREET.

Mitchell Street is a crucial connection between Old 
Town and Lake Lanier. It is also the route many will 
take from I-985 and Phil Neikro Boulevard into Old 
Town. A beautiful, multi-modal Mitchell Street will both 
attract visitors to Old Town and make walking or biking 
between Old Town and the lake an attractive choice for 
Old Town residents and visitor and people staying at or 
visiting the lake.

CONNECT OLD TOWN TO STERLING ON THE LAKE.

Much of Flowery Branch’s population growth has been 
at Sterling on the Lake, which is very close to Old Town. 
Pedestrian and bicycle connections between Sterling 
on the Lake will encourage Flowery Branch residents to 
take advantage of Old Town.
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IMPROVE BICYCLE FACILITIES.

There are no bicycle lanes or other bike facilities in 
Old Town. The community has repeatedly expressed 
an interest in dedicated bike facilities that will 
help encourage biking both for commutes and for 
recreation. Bike trails can also help connect Old Town 
to nearby development and communities.

IMPROVE STORMWATER MANAGEMENT SYSTEM.

An improved stormwater management system will 
help preserve the culvert system at Flowery Branch, it 
will make way for pedestrian facilities in Old Town, and 
it will make driving safer throughout Old Town. Ideally, 
it will also maintain some of the green, rural character 
that the current ditch system provides.

INCREASE ON-STREET PARKING INVENTORY.

Old Town residents do not want large parking lots 
accompanying future development in Old Town. On-
street parking creates a buff er between vehicular traffi  c 
and pedestrians, and it allows the streets to handle a 
large percentage of required parking. 

DEVELOPMENT PATTERNS
DEVELOP CORE OF OLD TOWN AS RETAIL, 
RESTAURANTS, AND OFFICE.

The zoning ordinance is designed to maintain an equal 
balance of residential development and commercial 
development in the center of Old Town, but the city 
should relax the current restrictions to allow for a 
greater density of residential uses and promote vertical 
mixed-use development.

ENCOURAGE DIFFERENT HOUSING TYPES.

Throughout the planning process, the community has 
expressed a desire for a variety of housing options 
including townhomes, condominiums or apartments, 
and studios or lofts. These alternative to single family 
detached homes will help Old Town achieve greater 
density to support a vibrant downtown and attract  
new residents in search of these options.

ENSURE THAT SMALL, LOCAL BUSINESSES CAN 
THRIVE.

The Flowery Branch community does not want large 
chains taking over Old Town. The city should work to 
attract small, regional or local businesses.

MAINTAIN APPROPRIATE SCALE OF OLD TOWN 
BUILDINGS

The scale of Old Town is attractive and comfortable. 
Residents enjoy the intimate feeling of the current 
urban form, and future development should follow suit.

CREATING THE CONCEPT PLAN
As the community and project team were refi ning 
these goals, we were also testing iterations of the Old 
Town concept plan. At the fi rst community meeting, 
held on August 27 at the historic train depot, almost 30 
community members, several core team members, the 
entire city council, and the project team got together 
to develop the vision for Old Town.

At this meeting, those present broke into four diff erent 
tables that each generated a diff erent design for Old 
Town’s development. Each plan began with the same 
base, which showed Old Town’s existing streets and 
buildings, highlighted the city-owned parcels, and 
showed Pine Street extending to Railroad Avenue 
and to Lights Ferry (this extension to Lights Ferry was 
ultimately removed from the redevelopment plan 
because of the steep slopes). Each began with the 
premise that the city offi  ces, City Hall, and the police 
department would relocate into a new civic building, 
and the location of this new building was an important 
driver for each scheme. The resulting plans all had 
themes and goals in common, the varying locations 
of the new city hall had diff erent implications and 
created designs that addressed the community’s 
goals diff erently. The images included in the report 
illustrate the land use decisions of each scheme, 
while the accompanying text highlights additional 
programs, regional connections, and transportation 
improvements.
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COMMUNITY MEMBERS AT A CHARRETTE TABLE

COMMUNITY MEMBERS AT A CHARRETTE TABLE
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THE SQUARE VISTAS

This scheme, “the Square,” creates a focus for Old Town 
at Mitchell and Main Street, placing City Hall at this 
intersection and a Town Square facing it. This square 
provides a center around which retail and residential 
development can grow.

CITY HALL
 On Mitchell and Main, facing Main Street 

CIRCULATION
 Main Street one way to Mitchell, Pine one way 

from Mitchell to Railroad Avenue
 Angled parking along both Main and Pine
 Connect Snelling to Lights Ferry
 Trolley to the lake
 Bike racks
 Snelling and Railroad Avenue gateway
 Wayfi nding/lights from interstate

LAND USE
 City Hall doubles as community center that 

can house various functions
 A public town square across from City Hall 

around Antebellum
 Farmer’s market at the Yard behind the depot
 Core of retail and restaurants surrounded by 

residential—lofts and studios for students and 
cottage-style homes

“The Vistas” emphasizes views—views of Old Town 
from Atlanta Highway, views of Old Town from the 
Mitchell Street approach, and views of Main Street and 
Pine Street as traditional urban streets.

CITY HALL
 On Railroad Avenue: a building with a 

presence
CIRCULATION

 Snelling/Lights Ferry connection with 
roundabout

 Mitchell and Main intersection is key. Could be 
highlighted with angled corners.

 Sidewalks along Mitchell Street
 Sidewalks, trees, and landscaping

LAND USE
 Farmer’s market on green by depot (The Yard)
 Amphitheater at current public works site, 

connect to trail
 Assisted living at old school building
 Adaptive reuse of gas station
 Free wi-fi  all over downtown
 Small hotel or inn
 Ball fi eld to play off  Phil Neikro’s name
 “Authentic”—materials and architecture that 

capture a cohesive time and place
 Local restaurants, not chains
 Fountain
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FLOWERY BRANCH OLD AND NEWTHE CIRCLE

This scheme is called “the Circle” because of its 
emphasis on looping transportation networks: the 
trail network, vehicular traffi  c within downtown, and 
pedestrian movements between railroad Avenue and 
Atlanta Highway.

CITY HALL
 On Railroad Avenue for visibility and to block 

noise
CIRCULATION

 Roundabout at Snelling, Lights Ferry, and 
Mitchell to orient people towards downtown

 Vehicular traffi  c up Main and down Pine
 Trail loop connecting parks, lake, and across 

railroad and Atlanta Highway
 Pedestrian street between Main and Pine
 On-street parking whenever possible
 Pedestrian crossings over railroad
 Beautify Mitchell
 Golf carts and/or trolley around Old Town

LAND USE
 Public works site as large greenspace, possibly 

with amphitheater, skate park, or multi-
purpose pavilion to house farmer’s market and 
other activities. Includes trails that connect to 
lake and greenway plan.

 Max 3 stories building height
 Activities for teenagers downtown

This scheme, “Flowery Branch Old and New,” creates a 
strong Main Street corridor by placing City Hall at the 
top of the hill, on axis with the historic train caboose, 
and fi lling in Main Street with additional retail and 
mixed-use development.

CITY HALL
 On the ridge at the top of Main Street

CIRCULATION
 Welcoming gateways
 Tie into rail history with signage, etc.
 Bike trail towards Buford
 Connect Snelling to Lights Ferry
 Lights to guide from I-985 to Old Town
 Emphasis on connectivity

LAND USE
 Niche restaurants and retail
 Major events to bring visitors
 Design guides to preserve architecture and 

character
 Dog park
 North of downtown, preserve greenspace in 

single family residential
 Amtrak stop
 Housing at diff erent price points
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RENDERING OF OLD TOWN DEVELOPMENT FROM PROPOSED TOWN SQUARE

RECOMMENDATIONS
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The redevelopment plan is a vision of what Old Town 
can look like in the future. The plan is a result of two 
public community workshops, meetings with council, 
sessions with the core team, and the recommendations 
of the project team and consultants.

First, the development context plan outlines the 
crucial moves that the city must make outside the 
boundary of Old Town proper. Second, the concept 
plan illustrates the overall vision for Old Town’s 
growth in the coming years. It includes infrastructure 
improvements, programs and policies, and guidelines 
for specifi c Old Town sites whose redevelopment the 
city should lead. Finally, the implementation plan 
outlines a schedule, estimated costs, and possible 
funding sources by which the city can realize these 
projects.

The success of this plan depends on the City Council, 
city staff , and the community. Currently, the city 
enjoys a very active Council, a dedicated staff , and 
an enthusiastic community. This continuing support 
and engagement will be crucial in seeing the plan 
implemented successfully.

DEVELOPMENT CONTEXT PLAN
Old Town’s successful redevelopment depends on 
several interventions that are outside the Old Town 
boundary itself. To attract visitors, traveling to and 
through Old Town must be easier and better-marked. 

PHIL NEIKRO BOULEVARD

The city must improve the connections between 
Old Town and Aqualand and between Old Town and 
Sterling on the Lake. And, to take full advantage of Old 
Town’s special location on Lake Lanier, the city must 
strengthen its physical connections to the waterfront 
and enhance and expand the facilities at the lake.

The city must also consider the redevelopment of the 
Starboard Acres and Connors property sites. The city’s 
requirements for the product that are permitted on 
these sites will ensure well-planned and well-designed 
communities that are connected to the downtown.

The investment that the city makes in adding parks and 
greenspace, in enhancing the lakefront, in improving 
pedestrian, bicycle, and vehicular connections, and in 
guiding future development will set the tone for future 
development that the city attracts to Old Town and for 
the success of the area.

APPROACHING OLD TOWN

Most visitors enter Old Town via I-985 and Phil Neikro 
Boulevard. Phil Neikro Boulevard itself is currently tree-
lined and green between the highway and Atlanta 
Highway. When integrated with the Old Town plan, this 
green corridor will enhance the community character 
and give the sense of a pleasant treed drive that opens 
up into an inviting Old Town.  To this end, the city 
should implement zoning regulations that preserve 
the trees edging Phil Neikro Boulevard.

EXAMPLE OF ADVANCE DIRECTIONAL SIGN
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Currently, the digital sign at Phil Neikro and I-985 alerts 
visitors to Old Town’s locations, but overall the signs 
indicating the approach to Old Town are inadequate. 
Good advance directional signs are simple signs with 
the name of a destination and perhaps an arrow or 
other directional indication. They can be decorative 
and aesthetically appealing, and they are prominent 
enough to be seen and read easily from a moving 
vehicle. The city should install new advance directional 
signs to catch the attention of drivers at Phil Neikro and 
I-985, Phil Neikro and Thurmond Tanner, Phil Neikro 
and McEver Road, and Gainesville and McEver (see 
Figure 21 for exact locations).

LINKING TO OLD TOWN: BICYCLE AND 
PEDESTRIAN ACCESS

The bicycle and pedestrian connections to Old Town 
from Aqualand Marina and Sterling on the Lake are 
crucial to Old Town’s success as a regional center. 
Instead of the on-road bicycle facility proposed in the 
GHMPO plan (see Infrastructure section of this report), 
the city should implement dedicated 10’ wide bike 
and pedestrian paths along Phil Neikro Boulevard and 
Lights Ferry Road all the way to Aqualand. 

Flowery Branch should also expand the regional trail 
network. The proposed trails can be considered in fi ve 
segments. First, there is the segment at the lakefront 
park. This should be designed and installed as part of 
the park improvements and expansions (discussed 

further in this section). Next is the segment along 
Tidewater Cove. This section is already in place, and the 
city should work with the development to open it to 
the public and accessible on both ends. Then, there is 
the section through Starboard Acres. This trail segment 
should mimic the Tidewater Cove section, and it should 
be installed as part of the future development on this 
site. Similarly, the segment that goes from Lights Ferry 
through the Connors property should be installed as 
the site is developed. This segment can take on a more 
rugged character, as the terrain is more steeply sloped 
and the landscape is more wooded. Finally, the segment 
that connects from Lights Ferry to Pine Street should 
be installed as the city improves the public works site 
(discussed further in this report). This segment, like the 
Connors property segment, should wind through the 
wooded site, following the contours of the terrain.

ENTERING OLD TOWN: IMPROVED 
GATEWAYS

Currently, the entrances to Old Town are visually 
cluttered, confusing, unattractive, and treacherous for 
pedestrians and cyclists. The city should fi rst focus on 
improving the three gateways on Atlanta Highway: Phil 
Neikro Boulevard, Chattahoochee Street, and Spring 
Street. Each of these entries to Old Town should get a 
decorative arch, sidewalks, and pedestrian crossings 
(see proposed rendering). Then, the city should install 
decorative gateways at Thurmond Tanner Boulevard 
and Phil Neikro Boulevard, next at Chattahoochee 

TRAIL ROUNDABOUT, POND & COMPANY, 2013
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PROPOSED GATEWAY AND MURAL AT ATLANTA HIGHWAY AND SPRING STREET

Street and Gainesville Street, and fi nally at Lights Ferry 
and McEver Road.

CONNECTING THROUGH OLD TOWN: 
ROUNDABOUT AT SNELLING, LIGHTS 
FERRY, AND MITCHELL STREETS

Once one enters Old Town, getting through it is still 
quite diffi  cult. The proposed Lights Ferry/Snelling 
connection will make circulation through Old Town 
much easier, and the roundabout at Mitchell Street will 
make Old Town more visible and easier to access both 
by car and by foot. The roundabout will also act as an 
entrance to Old Town, orienting drivers towards it and 
making Old Town more visible from Mitchell Street and 
Snelling/Lights Ferry.

ACCESSING LAKE LANIER: MITCHELL 
STREET IMPROVEMENTS

The Mitchell Street roundabout is only one piece of 
creating a pedestrian-friendly corridor to Old Town. 
Currently, much of Mitchell Street has no sidewalks and 
is in disrepair. The city must prioritize Mitchell Street 
as the primary entrance to the city and the primary 
link between Old Town and Lake Lanier. Beautifying 

Mitchell Street and making it safer with street trees, 
on-street parking, sidewalks, and, further toward the 
lake, rain garden drainage systems (described later), 
will make what is currently a short but unpleasant walk 
from Old Town to Lake Lanier a beautiful stroll.

LAKE CONNEC TIONS AND IMPROVEMENTS



FLOWERY BRANCH OLD TOWN REDEVELOPMENT PLAN

76

CONCEPT PLAN
By capitalizing on and enhancing what it has, Flowery 
Branch can transform Old Town into a thriving 
neighborhood and destination that both retains its 
rural, historic charm and supports new development 
and economic activity. The concept plan (Figure 22) 
shows both development projects that the city should 
pursue in the short term and a vision for how private 
development might occur in Old Town in the future. 
In this section, fi nd recommendations that Flowery 
Branch do the following:

 Improve the design of existing streets to make 
the framework more effi  cient for vehicular 
circulation and parking, more comfortable for 
pedestrians, more environmentally friendly 
and eff ective in handling stormwater, and 
more beautiful.

 Add new streets to restore the historic town 
plan, increase connectivity, and create more 
developable parcels in Old Town.

 Design roundabout and traffi  c circles for traffi  c 
safety, ease of movement, and opportunities 
to highlight public art.

 Build a community center that creates a civic 
presence, is visible from Atlanta Highway, and 
includes a public event space, city offi  ces, and 
city council chambers.

WOONERF IN MADISON, WI

 Develop city-owned sites to increase 
residential density, provide diverse housing 
options, and improve Old Town’s urban form.

 Create a system of plazas and pocket parks 
that gives residents and visitors a variety of 
places in to gather, relax, and enjoy Old Town.

 Introduce retail spaces that can take 
advantage of new open spaces, add to Old 
Town’s vitality, and attract visitors that Old 
Town is not currently drawing.

 Continue and expand public programs and 
policies that attract residents, visitors, and 
developers to Old Town and make it a vibrant 
community.

STREET DESIGN

The design of Old Town’s streets can accomplish several 
things at once: creating a framework of small blocks 
that supports development, handling stormwater 
effi  ciently and sustainably, providing safe and inviting 
sidewalks for pedestrians, allowing for the smooth 
fl ow of vehicular traffi  c, accommodating cyclists, 
and creating a beautiful atmosphere with plantings, 
furniture, and public art.

MOVING THROUGH OLD TOWN: VEHICULAR, 
BICYCLE, AND PEDESTRIAN CIRCULATION

Several changes to circulation within Old Town will make 
the area much more pleasant for pedestrians, easier to 
navigate, and more conducive to development. At the 
primary entrance to Old Town, Main Street and Mitchell 
Street, a traffi  c circle with a sculpture will act both as 
a marker and as a way to calm traffi  c and simplify a 
complex intersection.

While one block of Main Street is currently one-way, 
the city should make the next block up (Church Street 
to Mitchell Street) one-way as well, and in tandem the 
existing and planned blocks of Pine Street (Railroad 
Avenue to Mitchell Street) that run parallel should be 
one-way in the other direction to complete a couplet. 

The segment of Church Street between Main Street 
and Pine Street is quite narrow. The reconfi guration 
of traffi  c in Old Town renders this block less important 
for vehicular circulation. While the street currently has 
sidewalks, it could be a much more generous pedestrian 
space that still accommodates cars; the city should 
convert this block into a woonerf, a shared space in 
which there is no sharp delineation between pedestrian, 
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REDEVELOPMENT PLAN
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Prepared by Pond & Company for the Flowery Branch Old Town Redevelopment Plan. 
Data sources: Atlanta Regional Commission, Hall County.
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MITCHELL STREET BETWEEN SNELLING/LIGHTS FERRY AND MAIN STREET - 60’ R.O.W. 

TWO 11’ DRIVE LANES
7’LANDSCAPE STRIP

AND 7’ SIDEWALK
7’ LANDSCAPE STRIP

AND 7’ SIDEWALK EXISTING AND INFILL HOUSINGEXISTING AND INFILL HOUSING

MITCHELL STREET BETWEEN SNELLING/LIGHTS FERRY AND LAKE LANIER - 60’ R.O.W.

TWO 11’ DRIVE LANES 
5’ BIOSWALE

AND 6’ SIDEWALK
5’ BIOSWALE

AND 6’ SIDEWALK
EXISTING AND

INFILL HOUSING
EXISTING AND
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7’ LANDSCAPE
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MAIN STREET BETWEEN MITCHELL AND GAINESVILLE - 60’ R.O.W.

PINE STREET EXTENSION - 78’ R.O.W.

ONE 16’ DRIVE LANE AND 
TWO 17’ ANGLED PARKING LANES
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bicycle, and vehicular zones (see photograph). This 
woonerf will be a welcoming pedestrian space. Vehicles 
will be allowed to use it as well, and the design of the 
street will ensure that they maintain concentration and 
low speeds to accommodate pedestrians. 

PARKING IN OLD TOWN: ON-STREET PARKING 
PLAN

With the exception of two very small lots, parking in 
Old Town currently occurs on-street. The strategy for 
handling parking as Old Town redevelops is to create 
as much on-street parking as possible and reduce or 

TABLE 8: PARKING NEEDS

eliminate the need for off -street lots (see Figure 23 
and Table 8). The table below indicates recommended 
ratios (the zoning code off ers the city a lot of leeway 
in determining parking requirements within the CBD). 
Currently, there are approximately 109 on-street 
parking spaces in Old Town (see Infrastructure section). 
The redevelopment plan will create an additional 180 
on-street spaces. The on-street parking inventory 
should be more than adequate for Old Town’s needs.

SHAPING THE PUBLIC REALM: THE STREET 
SECTION

The proposed street sections are representative of 
street improvements proposed throughout Old Town.

An improved Mitchell Street (see images in Development 
Context Plan section) will be both an attractive route for 
cars and a comfortable walking route from Old Town 
towards the lake. Between the proposed roundabout 
and Main Street, Mitchell will have street trees, on-
street parking on one side, and sidewalks.

Between the roundabout and Lake Lanier, Mitchell 
Street will have sidewalks and new stormwater 
infrastructure, including a new on-street rain garden 
system that replaces the current ditch drainage. This 
system will capture runoff  and allow it to drain slowly, 
handling most of the loads on the city’s stormwater 
system. These rain gardens will be safer and more 
beautiful than the existing system, but they will retain 
some of the character that Old Town gains from the 
open ditches.

The rain garden strategy is also applied on the upper 
parts of Pine Street, Main Street, and Chestnut Street 
as shown in the opposite section and the short term 

VEHICULAR CIRCULATION

ID Building Use Area/Units Ratio used Spaces  needed
1 Community Center/City Hall Offi  ce 15,000 SF 1/400 SF 37
2 Community Center/City Hall Theater/chambers 2,600 SF 1/40 SF 65
3 Mixed-Use Building Commercial 14,450 SF 1/500 SF 28
4 Mixed-Use Building Residential 9 units 2/1 unit 18
5 Pine Street Buildings Restaurants 7,000 SF 1/250 SF 28
6 Main Street Buildings Commercial 10,000 SF 1/500 SF 20
7 Main Street Buildings Restaurant 5,000 SF 1/250 SF 20
8 Main Street Buildings Offi  ce 10,000 SF 1/400 SF 20
9 Train Depot Community center 2,600 SF 1/300 SF 8
10 Antebellum Restaurant 4,000 SF 1/250 SF 16

TOTAL SPACES NEEDED 260
TOTAL SPACES PROPOSED 289
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development plan. These streets will also include 
sidewalks and on-street parallel parking.

Finally, the treatment of lower Pine Street and Main 
Street that mimics the existing streetscape on Main 
Street. These streets will include one-way traffi  c, on-
street angled parking, and sidewalks. These street 
improvements should also include new street furniture, 
lighting, and bicycle racks that should take their 
cue from the ones installed on Main Street between 
Railroad Avenue and Church Street. They are attractive, 
comfortable, and their repetition will lend Old Town a 
more cohesive feeling.

PROGRAMS AND POLICIES

The physical redevelopment of Old Town is very 
important, but equally if not more important is 
implementing systems that will allow the city to 
continue to properly and effi  ciently manage its spaces, 
to attract new residents and retail and offi  ce tenants, 
and to continually infuse Old Town with sense of 
community and vitality. This section outlines ongoing 
programs that will be instrumental in Old Town’s 
success.

ESTABLISHING DDA AND MAIN STREET PROGRAM

To aid in the development of Old Town, Flowery 
Branch should explore both forming a Downtown 

Development Authority (DDA) and pursuing the 
Georgia Main Street Designation.

A DDA is an authority that can manage the city’s 
downtown properties. The body has the authority 
to accept grants, apply for loans, and own, acquire, 
and improve property. DDAs can enter into 
intergovernmental agreements and contracts, and 
they can issue revenue bonds. In some cases, the DDA 
can operate in ways the city government is not allowed 
to do. The city should consult with its legal counsel to 
determine whether or not a DDA is required in Flowery 
Branch.

The Georgia Main Street program provides resources 
for cities across the state that are seeking to develop 
their downtowns. The program allows a city to take 
advantage of technical assistance and a national 
network of towns with historic downtowns. Locally, the 
organization would be driven by a board of volunteers. 
A full- or part-time staff  person would direct the Flowery 
Branch Main Street program. This staff  person would 
also prepare the application for the next program cycle 
in 2015.

SPONSORING PUBLIC ART

Public art is a relatively inexpensive way to strengthen 
community identity, to enhance the appearance of 

RAIN GARDEN EXAMPLEGREEN STREETS PROGRAM EXAMPLE
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existing structures, and to instill character and interest 
into Old Town. Community members have repeatedly 
expressed interest in such works throughout 
downtown. There are a few key places where public art 
will have a great impact in Old Town.

First, the city should sponsor a sculpture in the traffi  c 
circle at Mitchell Street and Main Street. As pedestrians 
and drivers approach Old Town from the planned 
roundabout at Mitchell Street and Lights Ferry Road/
Snelling Avenue, this traffi  c circle is at the center of 
their view, and a sculpture here will strengthen the 
procession into Old Town. Second, the industrial 
building at Railroad Avenue and Chattahoochee 
Street is another chance to enhance an entrance 
into Old Town (see rendering in Gateways section). A 
mural along the long, blank wall of the building will 
catch the attention of travelers on Atlanta Highway, 
it will beautify this gateway into Old Town, and it is 
an opportunity to stress the connection between Old 
Town and Lake Lanier. The mural should depict the lake 
or in some other way address its proximity to Old Town. 
Third, the blank concrete wall adjacent to the train 
depot is a visible, high-traffi  c location, and a mural on 
it would beautify Main Street, add more visual interest 
to Old Town, and would create another opportunity 
to stress Old Town’s history. This mural could relate to 
the historic rail or cotton districts of Old Town. Finally, 

the public works building on Gainesville Street is quite 
prominent, and a mural on its façade could greatly 
improve its appearance (see Redevelopment Sites). 
While ultimately the department of public works 
will probably fi nd a new home, in the meantime the 
structure could present a more attractive face. The 
mural will work in conjunction with a new trail and new 
plantings to improve the buildings appearance.

PROGRAMMING PUBLIC EVENTS IN OLD TOWN

As discussed in the Existing Conditions section of this 
report, Old Town is already home to several successful 
public events. These bring visitors to Old Town, and 
they contribute to the sense of excitement around 
the downtown. Flowery Branch should continue to 
sponsor these, and in addition they should expand the 
programs, adding seasonal events such as a pumpkin 
patch at The Yard, rookie signings by the Falcons on 
Main Street, and food truck Fridays on Railroad Avenue.

The city should also start sponsoring some events at 
Lake Lanier, such as music festivals and fi sh fries. These 
will attract not only people moored in the marina on 
Flowery Branch or residents of and visitors to Old Town, 
but they will also draw people on boats from other 
parts of Lake Lanier.

PUBLIC ART LOCATIONSMARKET AT THE YARD
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STRENGTHENING OLD TOWN’S ONLINE PRESENCE

While the city’s website is excellent for administrative 
and legal needs, it lacks a strong component for visitors 
or residents looking for more recreational information. 
Old Town will benefi t from an updated, easy to use site 
that off ers a calendar of Old Town events and a list of 
businesses and their operating hours. The city should 
also consider creating and maintaining an Old Town 
Facebook page, leveraging social media to garner more 
attention and publicity.

PROTECTING OLD TOWN’S TREE CANOPY

A community forestry program will help Flowery 
Branch maintain and preserve Old Town’s beautiful 
tree canopy. While some tree protection regulations 
are already in place, expanding them and adding a 
specimen tree preservation component will ensure 
that Old Town retains its impressive old trees. The city 
should apply to become a Tree City USA, which requires 
introducing a tree ordinance, establishing a tree board 
or department, formalizing the forestry budget, and 
sponsoring an annual Arbor Day celebration. 

REDEVELOPMENT SITES

There are several key development opportunities that 
the city should drive because they will determine the 
urban form of Old Town, they will create residential 
density to support Old Town, they will establish a 
civic presence and public spaces, and they will set the 
tone for development to come. This section describes 
these developments and off ers concept plans for how 
each can operate on its site in a way that the market 
can support and that contributes to the strength and 
vibrancy of Old Town. Following, fi nd descriptions of 
the following redevelopment sites:

 Main Street retail

 Town square

 Townhouses

 Community center / City Hall and plaza

 Pine Street restaurants and pocket park

 Mixed-use building

 The Yard

 Public Works Park

 Park at Lake Lanier (not pictured on map)
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REDEVELOPMENT SITES
0 100 200 300 40050

Ft

Prepared by Pond & Company for the Flowery Branch Old Town Redevelopment Plan. 
Data sources: Atlanta Regional Commission, Hall County.
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FIGURE 25: MAIN STREET RETAIL, 1”=50’
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RENOVATED 
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1
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3

4

5

ID Current use Proposed use Current area Proposed renovation Proposed area
1 City offi  ces Retail/offi  ce 1,981 SF Minor interior alterations 1,981 SF
2 Retail (gun store) Retail 1,700 SF None 1,700 SF
3 Police department Retail/restaurant 1,900 SF Conversion to restaurant 1,900 SF
4 City Hall Retail/offi  ce 2,600 SF New two-story building 5,200 SF
5 Retail Retail 3,000 SF None 3,000 SF
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MAIN STREET RETAIL

Once City Hall, the Police Department, and the city offi  ces move into their new home on Railroad Avenue, they will 
free up approximately 6,481 square feet of retail in Old Town.

First, some of these buildings will need to be improved and re-tenanted with main street retail tenants. The city 
offi  ces are in excellent shape, but they might need minor interior renovations to accommodate retail uses. Due 
to the recent upgrades it would be advantageous to seek out a more traditional offi  ce or retail tenant that could 
occupy the space without a need for signifi cant interior build outs that come with restaurant tenants.  The Police 
Department needs extensive interior renovation and therefore would be a good candidate for re-tenanting with a 
restaurant user. The current City Hall building will at least need interior reconfi guration, but as its redevelopment 
nears, the city should consider replacing the building with a new, two-story structure that will mirror the buildings 
across the street and provide additional second-story offi  ce space for lease. Half of building 5 on Figure 25 that 
housed the previous theater will also need interior renovations.

As these buildings are renovated, the existing parking lot between City Hall and the police department off ers an 
opportunity to provide residents and visitors with two amenities: a pocket park and seating area in which to relax 
and enjoy downtown, and a structure for public restrooms, which community members have listed as a high priority 
in Old Town (see rendering).  This pocket park could also serve as outdoor patio area for the future restaurant sites.  

A rear façade program (similar to the approach used in Norcross, GA to encourage redevelopment along Skin Alley) 
should be implemented to encourage property owners to provide for a separate entrance and connection through 
the rear of the property onto an enhanced alley and pocket park (See Pine Street Restaurants and Pocket Park).

With the redevelopment of Main Street and the additional retail and offi  ce uses it will be essential that the city explore 
other options for management of the space (tenant selection, leasing, retention and management).  Although the 
city is able to manage in house currently with potentially 13,000 square feet of net leasable space within multiple 
structures it would benefi t the city to pursue either a direct hire or leasing/management consultant to work with to 
manage the space.  Although current rents are not established at market levels in the downtown, once they reach 
offi  ce rents and downtown restaurant rents in the range of $15-$20/square foot this could translate into $200,000-
$300,000 a year in rents. 

NEW POCKET PARK, PUBLIC RESTROOMS, AND IMPROVED BUILDINGS ON MAIN STREET
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TOWN SQUARE

The Town Square will occupy what is currently a vacant lot and a small parking lot. This informal, lush green space will 
include a beautiful meandering path for pedestrians walking from Lake Lanier to Old Town. It will provide activities 
for children in the way of play structures or splash pads. And, it will off er opportunities for relaxing in small seating 
and gathering areas. 
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TWO-CAR GARAGE
600 SF

GREAT ROOM

KITCHEN

BATH

MASTER
BEDROOM

GROUND FLOOR 1”=16’0”

SECOND FLOOR 1”=16’0”

TOWNHOUSES

These townhouses, occupying the block surrounded by Main Street, Mitchell Street, Pine Street, and Gainesville 
Street, will introduce more residential density into Old Town at a scale that feels very comfortable and appropriate 
to the historic town plan. Developed through a public-private partnership, they will be high quality and lead with a 
standard that future construction in Old Town can follow. 

Each unit will be 2-2.5 stories, and they can be confi gured so that the master bedroom is on the ground fl oor, 
making them an attractive option both for young families and for people interested in aging in place. They include 
an alley and will self-park in back-loading two-car garages.

Development of the townhome site should be of quality design and materials complementing historic Main Street 
and setting the tone for the rest of development in the area.
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CITY OFFICES
2433 SF

POLICE DEPARTMENT
2433 SF

LOBBY
2600 SF

EQUIPMENT
1467 SF

RESTROOMS
333 SF

STAIR
341 SF

COUNCIL CHAMBERS/THEATER
2600 SF

LOBBY
1467 SF

CITY OFFICES
2433 SF

CITY OFFICES
2433 SF

RESTROOMS
333 SF

STAIR
341 SF

GROUND FLOOR 1”=16’0”

SECOND FLOOR 1”=16’0”

COMMUNITY CENTER/CITY HALL AND PLAZA

The new community center and City Hall, approximately 17,000 square feet, will house the council chambers, the 
police department, and the city offi  ces. It will include a fl exible space that can be used not only for council sessions 
but also for plays or events. Simple in style, the building will have patios on both sides and a roof garden. The 
building will be welcoming, but it will still create a civic presence visible from Atlanta Highway.

The building plan takes advantage of the site’s slope. On the ground fl oor, opening to Railroad Avenue, are the city 
offi  ces and the police department. The city offi  ces will include a walk-up window for effi  cient services, and all the 
city facilities will share a secure entry lobby. Upstairs, there is room for more offi  ces to give the city room to grow. The 
second fl oor lobby will open onto the public plaza, creating an inviting space for various events.
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FIGURE 29: PINE STREET RESTAURANTS AND POCKET PARK SITE PLAN, 1”=50’
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KITCHEN
1134 SF

RESTROOMS
256 SF

DINING AREA
2390 SF

ROOF
ABOVE

KITCHEN

ROOF DINING
1990 SF

BAR
320 SF

GROUND FLOOR 1”=16’0”

SECOND FLOOR 1”=16’0”

PINE STREET RESTAURANTS AND POCKET PARK

The new Pine Street extension opens up an opportunity for development facing the new community center. These 
proposed restaurant buildings will help draw people to downtown, and the pocket park in between them will 
provide residents with another informal outdoor space.

A new enhanced alley will separate the existing Main Street buildings from the new buildings, and new infrastructure 
will support restaurant tenants with specifi c requirements such as grease traps. The new restaurant buildings will 
have rooftop patios, and they will open both onto Pine Street and onto the new pocket park.
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MEDIUM RETAIL
2100 SF

MEDIUM RETAIL
2100 SF

LARGE RETAIL
3159 SF

LARGE RETAIL
3346 SF

MEDIUM RETAIL
2100 SF

MEDIUM RETAIL
2100 SF

GROUND FLOOR 1”=32’0”

SECOND FLOOR 1”=32’0”

LARGE CONDO
2150 SF

STUDIO
1000 SF

STUDIO
1000 SF

LARGE CONDO
2074 SF

MEDIUM CONDO
1600 SF

STUDIO
1046 SF

STUDIO
1046 SF

STUDIO
1100 SF

MEDIUM CONDO
1600 SF

MEDIUM CONDO
1600 SF

MIXED-USE BUILDING

This mixed-use building can be developed in many ways, but as shown, it holds a variety of diff erent retail spaces on 
the ground fl oor and a variety of residential options on the second fl oor. It can also accommodate another half-fl oor 
for larger units. The building will front both the new plaza and the town square, framing these spaces. Behind the 
building, screened from the street, a brick plaza doubles as overfl ow parking.
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THE YARD

Currently, this space is used as a community gathering space for many diff erent types of events. The city should 
continue to use the space in this manner. Additional year-round programming will activate The Yard even further, 
and a few small physical changes such as landscaping and the addition of a loading zone (that can double as parallel 
parking when not used for loading) will make the space even more usable.
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USE: passive park with winding trail and mixed-use, hotel, or multifamily buildingth
BUILDING AREA: approximately  48,600 square feet (at 3 stories)pp
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PUBLIC WORKS SITE AND PARK

This space behind the Department of Public Works is on a dramatically sleep slope, and it contains many old, 
beautiful trees. From the top of the ridge there are views in both directions. During the fi rst phase of redevelopment 
the site will continue to be the home of public works but minor enhancements to the façade of the current structure 
will be made in the interim enhancing the building’s public appearance.   However, as redevelopment happens 
public works will relocate outside of the historic downtown to a more appropriate location and the site will get 
redeveloped with a 3-story building that commands a presence at the top of Main Street.  A trail through this area 
will allow people to enjoy the canopy, and it will connect Old Town to the proposed greenway that goes both to 
Lake Lanier and through the Connors property. Using this space as a passive park will create a type of park space 
that Old Town does not have right now, one that is more rugged and less developed than any of Old Town’s other 
parks.

IMPROVED FACADE AND FUTURE TRAIL AT PUBLIC WORKS SITE
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FIGURE 33: LAKE LANIER PARK PHASE 1PLAN, 1”=150’
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PARK AT LAKE LANIER

To take full advantage of its location on Lake Lanier, the city should greatly improve the park on the lake in two 
phases.

In phase 1, fi rst the city should acquire the two parcels immediately east of the park. Next, the city should reroute 
Jones road, almost doubling the area of the existing park. 

In phase 2, the city should work towards an agreement with Hideaway Bay Marina, the tenant directly north of the 
existing park, and the U.S. Army Corps of Engineers, the owner of this adjacent land. If Flowery Branch can work 
with Hideaway Bay Marina to develop a park on the northern peninsula of land on Lake Lanier, the two parks can 
be connected with a new trail that parallels the waterfront, inland of the marina. The expansion and improvement 
of the southern park will allow the city to provide several new amenities—a fi shing pier, public restrooms, a place 
where public events can take place, more functional gathering and play spaces, and a public put-in for boats. The 
new, northern park will allow the city to create a much more generous, passive space for experiencing the area’s 
vegetation, the lake’s beauty, and the marina’s more industrial feeling. At this park, a gateway sign will draw the 
attention of people on other parts of the lake to Old Town.

HIDEAWAY BAY SIGN FROM  MCEVER ROAD

FISHING PIERLAKE CONNEC TIONS AND IMPROVEMENTS
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IMPLEMENTATION PLAN
The implementation project tables in this section 
provide the city with a work plan by which to implement 
the Old Town redevelopment plan. The items are 
separated by time period: short-term, medium-term, 
and long-term.  Each item is also associated with an 
estimated cost and a potential funding source. For 
more detail, refer back to the previous text and images 
in the Recommendations section of this report.

On the following pages, fi nd the implementation items 
identifi ed on the development context plan and the 
short term development plan.

Short-term projects are to be implemented between 
S0-S3, or from the present through the 2016-2017 fi scal 
year. Medium-term projects are to be implemented 
between M4-M6, or from the 2017-2018 fi scal year 
through the 2019-2020 fi scal year. And long-term 
projects are to be implemented between M4-M6, or 
from the 2020-2021 fi scal year through the 2023-2024 
fi scal year.

FINANCIAL IMPACTS OF DEVELOPMENT 
AND SOURCE OF FUNDS

Currently the city is in fi scal year 2014, which will run 
until June 30, 2014, with fi scal year 2015 starting on 
July 1, 2015.   Year 0 on the attached project schedule 
identifi es projects that can begin in January of 2014 
and continue through FY2014.   The remaining of the 
project years will align with the fi scal years. 

The total project list estimates a total of $14,430,748 
worth of projects needed to improve and enhance the 
downtown in order to realize the community goals and 
vision.  However, the full amount is not anticipated to 
be borne by the city but will be subsidized through 
a variety of funding sources.   The city portion of the 
project costs is $9,120,067 over 10 years with $5,310,681 
coming from others.

In addition several of the sites including the townhome 
site and mixed-use property are sites owned by the 
city.   The city should actively identify developers in 
the region that have performed similar quality types 
of development and target them during a request for 
proposal process to fi nd a developer to develop the 
sites.

OTHER SOURCES OF FUNDS

Gainesville-Hall County: Gainesville-Hall County is 
identifi ed as the source of funds for several bicycle and 
pedestrian projects.  The county collects the parks and 
recreation impact fees and redistributes out to projects.  
The city should continue to work with the county to 
discuss funding portions of additional projects that 
would qualify.

Corporate Donations: The redevelopment plan 
recommends pursuing the Atlanta Falcons (or others) 
for corporate donations to implement public art 
program.

Transportation Alternatives Program (TAP): 
Administered through a competitive selection process, 
the Transportation Alternatives Program (TAP) is 
focused on providing safe routes for non-motorized 
travel. The program is authorized as part of MAP-21 (23 
U.S.C. 213(b)), and combines the former Transportation 
Enhancements (TE), Safe Routes to School (SRTS), and 
Recreational Trails into one comprehensive program. 
Total funding for FY 2013 - FY 2014 was $14.3 million.

Georgia Transportation Infrastructure Bank (GTIB): 
The GTIB is a revolving infrastructure investment fund 
that provides loans with attractive terms to eligible 
state, regional, and local government entities to fund 
eligible transportation projects. The GTIB operates 
under the authority of the State Road and Tollway 
Authority (SRTA).   Initial funding for the GTIB loan 
program is $33.1 million and $10 million for the grant 
program.   The GTIB began accepting applications on 
October 1, 2009.   The minimum loan amount that may 
be requested is $25,000 and the maximum amount 
is 25% of the annual GTIB appropriation.   The initial 
maximum limit is $8,275,000 (25% of $33.1 million). 
The minimum loan term is 5 years though loans may 
be prepaid without penalty.  The maximum loan term 
is the lesser of 25 years or the useful life of the project.  
Though a percentage is not stipulated, it is strongly 
encouraged that matching funds be used for a portion 
of the project’s fi nancing.
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Eligible Activities: 

 Eligible costs include: preliminary engineering, 
traffi  c and revenue studies, environmental 
studies, right of way acquisition, legal 
and fi nancial services associated with the 
development of the qualifi ed project, 
construction, construction management, 
facilities, and other costs associated with the 
qualifi ed project.

 Eligible projects include those roadway 
projects that satisfy the requirements of being 
“motor fuel tax eligible”, as set forth in O.C.G.A. 
§ 32-1-1 et seq.    

Georgia Transportation Enhancement (GATEway) 
Grant Program: Funding comes from contributory 
value fees paid by outdoor advertising companies 
to the Georgia Department of Transportation for 
vegetation removal at outdoor advertising signs.   The 
maximum fund allotment for a government entity is 
$50,000. 

Eligible Activities:  May be used for landscape materials 
and installation in State right-of-way.

CITY FUNDING OPTIONS

Local Option Sales Tax (LOST): There is a potential 
of $80,000 of the LOST funds that could be dedicated 
to the redevelopment projects for the next two years, 
then increasing to approximately $180,000 for the 
following seven.   

TAD REVENUES

Existing development within the current tax allocation 
district (TAD) has generated a tax increment against 
which the city could take out a tax anticipation note 
(TAN).  

The development program that has been proposed for 
Old Town Flowery Branch includes 34 townhouses and 
two mixed-use buildings of 23,100 and 7,000 square 
feet. For the purposes of this analysis, the mixed-use 
buildings are programmed for ground fl oor retail/
services/offi  ce and second story condominiums, for a 
total of 24 residential units.

The taxable values of the various elements of the 
development program are calculated based on local 
tax assessment practices and equal approximately 
$4.3 million, yielding estimated TAD revenues of 
approximately $39,000 annually (Table 9) without 
school district participation. This revenue stream could 
support debt of approximately $663,000, based on a 
30-year, 4.2%, AAA tax-free municipal bond.

The participation of the Hall County School District 
in the TAD would increase the millage rate by 18.49 
mills to a total of 27.57 mills. This increase would yield 
estimated TAD revenues of approximately $119,000 
annually (Table 9). This revenue stream could support 
debt of approximately $2 million, based on a 30-year, 
4.2%, AAA tax-free municipal bond.

Also, adjacent to Old Town is the Connors property which 
can have signifi cant impact on the redevelopment 
of Old Town.   There is potential for 240 homes to be 
developed on the site. They should be of high quality and 
complementary to the feel of Old Town.  The property is 
within the TAD, and the development program of 240 
homes would result in $23,500,000 million of taxable 
value (assuming average home value of $275,000, 
homestead exemptions, $500,000 existing base), 
yielding estimated TAD revenues of approximately 
$213,545.50 annually without school district 
participation and $648,059.50 with participation. This 
revenue stream could support debt of approximately 
$3,604,577.50 and $10,939,081.50 respectively, based 
on a 30-year, 4.2% AAA tax-free municipal bond.   As 
can be seen it will be essential to convey to the School 
District the benefi ts of participating in the TAD.  

Special Purpose Local Option Sales Tax (SPLOST) 
VII: The current SPLOST will be up for renewal in the 
fall of 2014.  If it is renewed it is estimated to generate 
$3,900,000 (source: fi nance director).   This tax was 
identifi ed as the primary source of funds to support 
the development of City Hall as identifi ed in the 
redevelopment plan. 

Millage Rate: Another option for funding City Hall 
is increasing the millage rate.   Raising of the millage 
rate 1 mill would result in approximately $211,000 of 
additional revenue (source: City Manager).

REVENUE SUMMARY
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The following tables summarize the funding sources and anticipated funds.  The table covers a 10 year period and 
years 7 for 10 have been combined, which is why the local option sales tax (LOST), for example, jumps from the 
previous $280,000/year to $1.12 million during the 2020-2023 period.  It is anticipated that the future TAD dollars be 
taken in the form of a TAN or bond rather than collected yearly, so that they can be used for initial improvements.  
The fi rst revenue table considers the full range of sources and results in projected revenue of $22,512.081.50 over 
the 10-year period. The following tables then analyze overall revenue while removing revenue sources.

TABLE 9: REVENUE

All Funding Options Utilized

2014 2015 2016 2017 2018 2019 2020-2023

TAD 2010 $2,500,000

SPLOST VII $3,900,000

LOST $80,000 $80,000 $280,000 $280,000 $280,000 $80,000 $1,120,000

1 Millage $211,000 $211,000 $211,000 $211,000 $211,000 $211,000 $844,000

Connors TAD $10,939,082

Downtown TAD $663,000

$2,791,000 $4,854,000 $11,430,082 $491,000 $491,000 $491,000 $1,964,000 $22,512,082

Remove Millage Option

2014 2015 2016 2017 2018 2019 2020-2023

TAD 2010 $2,500,000

SPLOST VII $3,900,000

LOST $80,000 $80,000 $280,000.00 $280,000 $280,000 $280,000 $1,120,000

Connors TAD $10,939,082

Downtown TAD $663,000

$2,580,000 $4,643,000 $11,219,082 $280,000 $280,000 $280,000 $1,120,000.00 $20,402,082

Remove Millage Option and Connors TAD

2014 2015 2016 2017 2018 2019 2020-2023

TAD 2010 $2,500,000

SPLOST VII $3,900,000

LOST $80,000 $80,000 $280,000 $280,000 $280,000 $280,000 $1,120,000

Downtown TAD $663,000

$2,580,000 $4,643,000 $280,000 $280,000 $280,000 $280,000 $1,120,000 $9,463,000
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TABLE 10: IMPLEMENTATION PROJECT ID CODES

ID Project descrip  on

BF Bicycle Facili  es

CHCC City Hall and Community Center and Street Improvements

COT Connec  ons through Old Town

CS Church Street

CU Code Updates

G Gateways

MSR Main Street Retail

MUB Mixed-Use Building

OTP Old Town Programs

OTSSI Old Town Square and Street Improvements

PA Public Art

PLL Parks at Lake Lanier

PS Pine Street

PSRPP Pine Street Retail and Pocket Park

PWP Public Works Park

RAP Railroad Avenue Parking

THSIS Townhouses and street improvements

TN Trail Network
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SHORT TERM IMPLEMENTATION PLAN
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Prepared by Pond & Company for the Flowery Branch Old Town Redevelopment Plan. 
Data sources: Atlanta Regional Commission, Hall County.
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TABLE 11: COMPLETE PROJECT LIST

ID Project descrip  on Year

BF-Bicycle Facili  es

BF Construc  on of off -street bicycle and pedestrian path along Phil Neikro Boulevard from Gainesville Street to Aqualand Marina 
(Approx. 3 miles) 7-10

BF Construc  on of off -street bicycle and pedestrian path along Phil Neikro Boulevard from Hog Mountain Road to Atlanta Highway 
(5,300’) 7-10

CHCC-City Hall and Community Center and Street Improvements

CHCC Issue request for proposals (RFP) for building construc  on 3

CHCC Railroad Avenue from Main Street to Chestnut Street: addi  on of sidewalks and angled parking 3

CHCC Building construc  on 4

CHCC Plaza construc  on 4

COT-Connec  ons through Old Town

COT Lights Ferry-Snelling Ave connec  on: Parcel acquisi  on, roadway construc  on, and addi  on of roundabout at Mitchell Street 1

COT Mitchell Street from Snelling/Lights Ferry to Main Street: addi  on of sidewalks, parallel parking, and landscaping (650’) 2

COT Mitchell Street from Snelling/Lights Ferry to Lake Lanier: addi  on of sidewalks and landscaping (2000’) 5

CS-Church Street

CS Addi  on of woonerf on Church Street between Main Street and Pine Street (190’) 3

CU-Code Updates

CU CBD zoning FAR requirements 0

CU Tree preserva  on ordinance 0

CU Phil Neikro green boulevard 0

CU Rezone public works site to CBD 0

G-Gateways

G Phil Neikro Boulevard and Atlanta Highway: decora  ve gateway and pedestrian facili  es 1

G Cha  ahoochee Street and Atlanta Highway: decora  ve gateway and pedestrian facili  es 1

G Spring and Atlanta Highway: decora  ve gateway and pedestrian facili  es 1

G Advanced Direc  onal Signage: Phil Neikro Boulevard and Thurmond Tanner road; Lights Ferry and McEver Road: (2 other loa  ons) 2

G Cha  ahoochee Street and Gainesville Street: decora  ve gateway 5

G Lights along Phil Neikro Boulevard (3400’ 50’ O.C.) 7-10

MSR-Main Street Retail

MSR Pocket park: conversion of parking lot to small plaza (.1 acres) 4

MSR Public restrooms: construc  on of new building in pocket park 4

MSR Building renova  on: conversion of current city hall building to retail building, façade renova  on, possible addi  on of second story 4

MSR Building renova  on: conversion of current police department to retail building 4

MSR Building renova  on: conversion of current city offi  ces to retail building 4

MSR Leasing program to manage city-owned proper  es 4

MUB-Mixed-Use Building

MUB Chestnut Street from Church Street to Mitchell Street: addi  on of angled parking, stormwater system, landscaping, and sidewalks 4

MUB Issue RFP for building construc  on 7

MUB Building construc  on 7-10
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OTP-Old Town Programs

OTP Con  nued sponsorship of exis  ng events and sponsorship of new events in Old Town including pumpkin patch, holiday yard, and 
music fes  vals 0

OTP Events at Lake Lanier (i.e. music fes  val, fi sh fry) 0

OTP Par  cipa  ng in Tree City USA Program 0

OTP Establishment of Main Street program 2

OTP Staff  event manager 3

OTP Shu  le from Aqualand to downtown on Friday and Saturday evenings and during events 4

OTSSI-Old Town Square and Street Improvements

OTSSI Mitchell Street from Main Street to Pine Street: widening of street with the addi  on of parallel parking, stormwater system, 
landscaping, and sidwalks (190’) 1

OTSSI Parcel acquisi  on: 5603 Mitchell Street and part of Antebellum lot 1

OTSSI Main Street from Church Street to Mitchell Street: widening of street, conversion to one-way, addi  on of angled parking, stormwater 
system, landscaping, and sidewalks (200’) 1

OTSSI Pine Street from Church Street to Mitchell Street: conversion to one-way, addi  on of angled parking, stormwater system, landscaping, 
and sidewalks; possible parcel acquisi  on (200’) 1

OTSSI Small traffi  c circle at Mitchell Street and Main Street 2

OTSSI Park construc  on 3

PA-Public Art

PA Mural on industrial building at Cha  ahoochee Street and Railroad Avenue 1

PA Mural on blank wall next to train depot 1

PA Pain  ng on public works building façade 3

PA Sculpture in traffi  c circle at Main Street and Mitchell Street 3

PLL-Parks at Lake Lanier

PLL Construc  on of fi shing pier/dock 3

PLL Acquisi  on of parcels for park expansion 4

PLL Mitchell Street: road demoli  on (450’) 6

PLL Jones Road: New road construc  on around planned lakefront park expansion (540’) 6

PLL Park construc  on and improvement 6

PLL Trail construc  on: through lakefront park, approximately parallel to Jones Road (1350’) 6

PS-Pine Street

PS Pine Street from Church Street to Railroad Avenue extension: construc  on of new one-way street with parallel parking, stormwater 
system, landscaping, and sidewalks (245’) 1

PSRPP-Pine Street Retail and Pocket Park

PSRPP Alley construc  on (260’) 4

PSRPP Building A construc  on 5

PSRPP Building B construc  on 5

PSRPP Pocket park construc  on 5

PSRPP Façade restora  on program for rear facades of Main Street proper  es that will face new restaurants and park 5

PWP-Public Works Park

PWP Trail connec  on from Lights Ferry to Pine Street through park (length TBD) 7

PWP Trail connec  on from Lights Ferry through Connors property (with development) (approx. 4,000’) 7-10

RAP-Railroad Avenue Parking

RAP Improved parking in railroad easement: brick pavers and landscaping 6
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THSIS-Townhouses and Street Improvements

THSIS Main Street from Mitchell Street to Gainesville Street: addi  on of parallel parking, stormwater system, landscaping, and sidewalks; 
possible parcel acquisi  on (200’) 2

THSIS Pine Street from Mitchell Street to Gainesville Street: widening of street, conversion to one-way, addi  on of angled parking, 
stormwater system, landscaping, and sidewalks (200’) 2

THSIS Building construc  on: public-private partnership 2

TN-Trail Network

TN Connec  on from Lake Lanier to Lights Ferry through Tidewater Cove (1350’) 2

TN Connec  on from Lake Lanier to Lights Ferry through Starboard Acres site (with development) (1200’) 3

TABLE 12: PROJECT LIST BY YEAR

ID Project descrip  on Fiscal 
Year Es  mated cost Others’ Por  on City Por  on Possible funding 

source

CU CBD zoning FAR requirements 0 Staff   me - - General fund

CU Tree preserva  on ordinance 0 Staff   me - - General fund

CU Phil Neikro green boulevard 0 Staff   me - - General fund

CU Rezone public works site to CBD 0 Staff   me - - General fund

OTP

Con  nued sponsorship of exis  ng events 
and sponsorship of new events in Old Town 
including pumpkin patch, holiday yard, and 
music fes  vals

0 Staff   me - - General fund

OTP Events at Lake Lanier (i.e. music fes  val, fi sh 
fry) 0 Staff   me - - General fund

OTP Par  cipa  ng in Tree City USA program 0 Staff   me - - General fund

TOTAL SPENDING: YEAR 0 - FY 14 $ - $- $-

G Phil Neikro Boulevard and Atlanta Highway: 
decora  ve gateway and pedestrian facili  es 1 $179,181 $107,509 $71,672 TAP/LOST

G Cha  ahoochee Street and Atlanta Highway: 
decora  ve gateway and pedestrian facili  es 1 $262,517 $157,510 $105,007 TAP/LOST

G Spring and Atlanta Highway: decora  ve 
gateway and pedestrian facili  es 1 $262,517 $157,510 $105,007 TAP/LOST

COT
Lights Ferry-Snelling Ave connec  on: Parcel 
acquisi  on, roadway construc  on, and 
addi  on of roundabout at Mitchell Street

1 $1,450,000 $870,000 $580,000 GTIB/LOST

OTSSI Parcel acquisi  on: 5603 Mitchell Street and 
part of Antebellum lot 1 $125,000 - $125,000 TAD2010

OTSSI

Main Street from Church Street to Mitchell 
Street: widening of street, conversion to one-
way, addi  on of angled parking, stormwater 
system, landscaping, and sidewalks (200’)

1 $185,184 $111,110 $74,074 TAP/TAD2010

OTSSI

Mitchell Street from Main Street to Pine 
Street: widening of street with the addi  on 
of parallel parking, stormwater system, 
landscaping, and sidewalks (190’)

1 $247,000 $148,200 $98,800 TAP/TAD2010

OTSSI

Pine Street from Church Street to Mitchell 
Street: conversion to one-way, addi  on 
of angled parking, stormwater system, 
landscaping, and sidewalks; possible parcel 
acquisi  on (200’)

1 $252,498 $151,499 $100,999 TAP/TAD2010
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PS

Pine Street from Church Street to Railroad 
Avenue extension: construc  on of new one-
way street with parallel parking, stormwater 
system, landscaping, and sidewalks (245’) 

1 $342,290 $205,374 $136,916 TAP/LOST

PA Mural on industrial building at Cha  ahoochee 
Street and Railroad Avenue 1 TBD TBD - Dona  on/Corporate

PA Mural on blank wall next to train depot 1 TBD TBD - Dona  on/Corporate

TOTAL SPENDING: YEAR 1 - FY 15 $3,306,187 $1,908,712 $1,397,475

OTP Establishment of Main Street program 2 Staff   me - - General fund

G
Advanced Direc  onal Signage: Phil Neikro 
Boulevard and Thurmond Tanner road; Lights 
Ferry and McEver Road: (2 other loa  ons)

2 $10,000 - $10,000 LOST

TN Connec  on from Lake Lanier to Lights Ferry 
through Tidewater Cove (1350’) 2 TBD TBD - Developer

COT
Mitchell Street from Snelling/Lights Ferry to 
Main Street: addi  on of sidewalks, parallel 
parking, and landscaping (650’)

2 $251,255 $150,753 $100,502 TAP/LOST

OTSSI Small traffi  c circle at Mitchell Street and Main 
Street 2 $20,000 $12,000 $8,000 GTIB/TAD2010

THSIS

Main Street from Mitchell Street to 
Gainesville Street: addi  on of parallel 
parking, stormwater system, landscaping, and 
sidewalks; possible parcel acquisi  on (200’)

2 $343,196 $205,918 $137,278 TAP/LOST

THSIS

Pine Street from Mitchell Street to Gainesville 
Street: widening of street, conversion to one-
way, addi  on of angled parking, stormwater 
system, landscaping, and sidewalks (200’)

2 $343,196 $205,918 $137,278 TAP/LOST

THSIS Sale of townhome: public-private partnership 2 -$200,000 - -$200,000 -

TOTAL SPENDING: YEAR 2 - FY 16 $767,647 $574,589 $193,058

OTP Staff  event manager 3 Staff   me - - General fund

TN
Connec  on from Lake Lanier to Lights 
Ferry through Starboard Acres site (with 
development) (1200’)

3 TBD TBD - Developer

OTSSI Park construc  on 3 $144,000 $86,400 $57,600 TAP/TAD2010

CS Addi  on of woonerf on Church Street 
between Main Street and Pine Street (190’) 3 $87,774 $52,664 $35,110 TAP/LOST

PA Pain  ng on public works building façade 3 $5000 $5000 - Dona  on/Corporate

PA Sculpture in traffi  c circle at Main Street and 
Mitchell Street 3 $25000 $25000 - Dona  on/Corporate

CHCC RFP for building construc  on 3 Staff   me - - General fund

CHCC
Railroad Avenue from Main Street to 
Chestnut Street: addi  on of sidewalks and 
angled parking

3 $378,280 $226,968 $151,312 TAP/LOST

PLL Construc  on of fi shing pier/dock 3 TBD TBD TBD General fund

TOTAL SPENDING: YEAR 3 - FY 17 $640,054 $396,032 $244,022
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CHCC City Hall building construc  on 4 $3,825,000 - $3,825,000 SPLOST

CHCC Plaza construc  on 4 $108,000 - $108,000 SPLOST

MUB

Chestnut street from Church Street to 
Mitchell Street: addi  on of angled parking, 
stormwater system, landscaping, and 
sidewalks

4 $230,367 $138,220 $92,147 TAP/SPLOST

MSR Pocket park: conversion of parking lot to 
small plaza (.1 acres) 4 $50,000 - $50,000 SPLOST

MSR Public restrooms: construc  on of new 
building in pocket park 4 TBD TBD TBD General fund

MSR
Building renova  on: conversion of current 
city hall building to retail building, façade 
renova  on, possible addi  on of second story

4 TBD TBD TBD Public/Private

MSR Building renova  on: conversion of current 
police department to retail building 4 TBD TBD TBD Public/Private

MSR Building renova  on: conversion of current 
city offi  ces to retail building 4 TBD TBD TBD Public/Private

MSR Leasing program to manage city-owned 
proper  es 4 Staff   me - - General fund

PSRPP Alley construc  on (260’) 4 TBD TBD TBD SPLOST

PLL Acquisi  on of parcels for park expansion 4 $300,000 - $300,000 TAD-Connors

OTP
Shu  le from Aqualand to downtown on 
Friday and Saturday evenings and during 
events

4 TBD TBD - Businesses

TOTAL SPENDING: YEAR 4 - FY 18 $4,513,367 $138,220 $4,375,147

PSRPP Building A construc  on 5 TBD TBD - Public/Private

PSRPP Building B construc  on 5 TBD TBD - Public/Private

PSRPP Pocket park construc  on 5 $50,000 - $50,000 SPLOST

PSRPP
Façade restora  on program for rear facades 
of Main Street proper  es that will face new 
restaurants and park

5 $25,000 - $25,000 SPLOST

COT
Mitchell Street from Snelling/Lights Ferry 
to Lake Lanier: addi  on of sidewalks and 
landscaping (2000’)

5 $1,293,092 $775,855 $517,237 TAP/TAD2010

G Cha  ahoochee Street and Gainesville Street: 
decora  ve gateway 5 $20,000 - $20,000 LOST

TOTAL SPENDING: YEAR 5 - FY 19 $1,388,092 $775,855 $612,237

PLL Mitchell Street: road demoli  on (450’) 6 $21,280 - $21,280 TAD-Connors

PLL Jones Road: New road construc  on around 
planned lakefront park expansion (540’) 6 $673,714 $404,228 $269,486 TAP/TAD-Connors

PLL Park construc  on and improvement 6 TBD - TBD TAD-Connors

PLL Trail construc  on: through lakefront park, 
approximately parallel to Jones Road (1350’) 6 $182,000 - $182,000 TAD-Connors

RAP Improved parking in railroad easement: brick 
pavers and landscaping 6 $307,607 $184,564 $123,043 TAP/LOST

TOTAL SPENDING: YEAR 6 - FY 20 $1,184,601 $588,793 $595,808
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PWP Trail connec  on from Lights Ferry to Pine 
Street through park (length TBD) 7 $700,000 - $700,000 TAD-Connors

MUB Issue RFP for building construc  on 7 Staff   me - - General fund

TOTAL SPENDING: YEAR 7 - FY 21 $700,000 $- $700,000

BF

Construc  on of off -street bicycle and 
pedestrian path along Phil Neikro Boulevard 
from Gainesville Street to Aqualand Marina 
(Approx. 3 miles)

7-10 $2,100,000 $2,100,000 $0 Gainesville-Hall 
County

BF

Construc  on of off -street bicycle and 
pedestrian path along Phil Neikro Boulevard 
from Hog Mountain Road to Atlanta Highway 
(5,300’) 

7-10 $700,000 $700,000 - Gainesville/Hall 
County

G Lights along Phil Neikro Boulevard (3400’ 50’ 
O.C.) 7-10 $380,800 $228,480 $152,320 GTIB/LOST

PWP
Trail connec  on from Lights Ferry through 
Connors property (with development) 
(approx. 4,000’)

7-10 $850,000 - $850,000 TAD-Connors

MUB Building construc  on 7-10 TBD TBD - Private Developer

 TOTAL SPENDING: YEARS 1-10 – FY 21-24 $1,930,800 $928,480 $1,002,320

TOTAL SPENDING: YEARS 0-10 – FY 14-24 $14,430,748 $5,310,681 $9,120,067
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RAILROAD IN OLD TOWN





APPENDIX

PUBLIC PARTICIPATION PLAN

COMMUNITY VISIONING WORKSHOP

The project team prepared the public participation 
plan and submitted it to the city on July 18, 2013.  The 
plan outlines the team structure and the roles of each 
group involved in the design: the project management 
team, the core team, and the community. It lists 
the techniques by which input would be gathered, 
including diff erent types of media and the two public 
community meetings that were the most important 

venues in which the community participated in the 
plan’s creation. Throughout the planning process, the 
process followed the plan as written, with a few small 
exceptions and changes: the schedule and makeup 
of the core team changed slightly, and the second 
community meeting was a presentation followed by 
interactive exercises rather than an open house.
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PUBLIC PARTICIPATION PLAN 

INTRODUCTION 

The Community Participation Plan explains the overall planning process and presents the plan for 
engaging citizens, business members and other stakeholders with varying interests and perspectives.  

The Flowery Branch Redevelopment Plan and Market Analysis aims to build on prior investment and 
planning to move the City forward in creating a vibrant Old Town. The City seeks to maximize its 
investment in consolidating City Hall functions and creating incentives that invite the private sector to 
partner in developing a special place in the heart of Hall County and the Lake Lanier community. To 
this end, the project management team will create a market-based, pragmatic plan of action that 
marries infrastructure design with a recruitment strategy for private investment. The resulting plan, 
which will integrate transportation, streetscape, and land use, will be fiscally sound and help to create 
a high quality of life for residents and property owners. 

The City especially seeks to create a viable “Old Town” by understanding its trade-offs for the location 
of City Hall functions, the highest and best use of properties controlled by the City, and options for 
financial partners in preparing its funding program. 

PURPOSE 

The purpose of this document, the Public Participation Plan, is to ensure that the final 
Redevelopment Plan reflects the full range of community values and desires, by involving a diverse 
spectrum of stakeholders in development of the plan. Broad-based participation supports the plan 
through its implementation, since many members of the community are involved in the plan’s 
development, feel a sense of ownership over it, and are committed to seeing it through. The methods 
for which the public will be engaged are outlined below in the Public Participation Plan, which 
includes:  

STRUCTURE OF PARTICIPATION PROCESS;  

Identification of Stakeholders;  

Identification of Participation Techniques; and  

Schedule for Completion of the Redevelopment Plan. 

Structure of Participation Process 
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PROJECT MANAGEMENT TEAM 

The City’s Department of Planning and Community Development and Pond, along with two City 
Council members, lead a Project Management Team. The Project Management team proposes 
recommendations for the Redevelopment Plan based on community and Core Team input. The City 
Council and Mayor hold ultimate responsibility and authority to approve and direct the 
implementation of the Redevelopment Plan documents, and, as the body that must deliberate budget 
constraints and competing priorities, may modify the recommendations that they receive. The 
members of the Core Team are: 

Bill Andrew, City Manager 

John McHenry, Development Director 

Tara Richards, City Council member 

Fred Richards, City Council Member 

Joel Reed, Pond & Company 

CORE TEAM 

A Core Team will also help guide the Redevelopment Plan by serving as the project’s primary 
sounding board for initial concepts and providing representation from various constituents in Flowery 
Branch. They are tasked with reviewing consultant documentation and providing feedback, guidance, 
and recommendations based on the community’s input and the City’s vision. The Core Team will also 
review synthesized community input and proposed recommendations that will make up the final 
plan. The role of the Core Team members includes: 

Representing a neighborhood, organization, or business community throughout the process; 

Attending Core Team meetings, of which there will be 3 between July and October, to review and 
comment on materials prepared by the consultant team;  

Attending scheduled community meetings, if possible; 

Recommending inputs for the Redevelopment Plan based on community meeting results; 

Distributing all information pertinent to the process to the larger community and respective 
neighbors/organization members/etc.; 

Assisting in determining appropriate solutions to include in the strategic plan, which will allow the 
plan to be implemented while meeting the community’s goals; and 

Offering innovative strategies and tools that may be explored during this effort. 

Each meeting of the Core Team will include an informational piece and interactive exercises. The Core 
Team will also review presentation materials for upcoming community meetings; the consultant team 
can make adjustments to community meeting presentation materials if necessary based on the Core 



                 CITY OF FLOWERY BRANCH  3 
                 DOWNTOWN REDEVELOPMENT PLAN AND MARKET ANALYSIS 

 

Team input. The City will approve the list of members invited to join the Core Team. The members of 
the Core Team are: 

Karen  Ching 

Patty  Phillips 

Shelley Davis 

Mary  Jones 

Jerry  Crow 

Ed Dickens 

Chuck Nation 

Jean-Luc Gardelle 

Tracy Clement 

Jennifer Landers 

David Kelly 

Michael Duling 

Todd Young 

Gene Burch 

Earnie Banks 

Charlotte Cornett 

Steve Soucie 

Nicholas St. Clair 

Valera Franklin 

Jim  Lloyd 

Brian  Hollis 

Allen Wayne 

Dinah Wayne 

Janet Upchurch 

Ron Bell 

IDENTIFICATION OF STAKEHOLDERS 

Each person who lives, works, or serves in Flowery Branch has a stake in its success and plans for the 
future. To effectively manage a broad range of viewpoints, it will be effective to rely on existing 
networks and stakeholder groups. As part of targeted public outreach efforts, the Redevelopment Plan 
effort will engage existing networks including community organizations, businesses, service providers 
and small groups to serve as a source of input, information and recommendations. These groups will 
also be asked to distribute meeting notices, posters, and agendas to broader groups; they will also be 
tapped to provide feedback on how to improve the outreach process and shape the content of 
meetings and presentations so that they meet a variety of needs. Other stakeholders may be invited to 
join the Core Team or give interviews to the Project Management Team. 

 A preliminary list of stakeholders is included below. To ensure broad representation, the City will 
update this list with additional stakeholders identified through the Core Team, City Council, and 
community members. The final list of stakeholders will be included in the final Redevelopment Plan. 

City Council members 

City Staff, including the Director of Public Works 

Local schools (public and private) 

Flowery Branch Elementary School PTA 

Religious institutions 

Civic leaders 

Minority group leaders 

Major employers 
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Major land owners 

Masonic Lodge 

Wrigley Manufacturing 

Atlanta Falcons 

PARTICIPATION TECHNIQUES 

The Planning Team will conduct a community visioning workshop, as well as stakeholder interviews 
covering planning elements consisting of land use, transportation, urban design, economic 
development, and visioning. In addition to the above referenced community visioning workshop, an 
Open House will be held. City officials plan to conduct two City Council work sessions and one City 
Council meeting.  

The City of Flowery Branch will engage the community using a variety of techniques, depending upon 
the purpose of achieving community involvement. The following section identifies different 
techniques and organizes them by purpose.  

Website/Media: The Project Management Team has created a project-specific website: 
http://flowerybranchdowntown.wordpress.com/. The website will be updated on a regular basis 
throughout the public participation process. Citizens can access community meeting schedules, 
agendas, minutes, and links to other important information on the site.   The website will also host 
copies of draft documents for public review as they become available. The City will include 
information about upcoming meetings and a link to the project website on its own website, 
http://www.flowerybranchga.org/ 

Lobby Displays: Maps and information will be posted at City Hall.  

Printed/E-mail Bulletins: Information on upcoming meetings will be distributed at key times during 
the study. The consultant team will produce a flyer advertising each public meeting and provide it to 
the City for physical or digital distribution. A flyer advertising each meeting will be posted on the door 
of City Hall. 

Media/Press Releases: The City will contact local newspaper(s) to advertise meetings and/or status of 
the plan to the community. The Gainesville Times and Flowery Branch newspaper will receive press 
releases and announcements.  

Mailing Lists: The Consultant will ask members of the Core Team and other stakeholders to use 
existing email distribution lists to publicize meetings and other key events. This resource will keep the 
public informed of proposed meetings, changes to dates and schedules, and public review periods for 
draft documents. Emails will be distributed before public meetings. Exact content and timing of these 
distributions will be determined with further coordination with the City. 

Community Meetings: Two community events are planned for the Redevelopment Plan:  
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COMMUNITY VISIONING WORKSHOP: AUGUST 27TH, 5:30 – 8:30 PM 

This meeting will be held at City Hall and breakout rooms around downtown. 

The meeting will inform the public about the Redevelopment Plan, capture the community’s vision for 
the future, and gain an understanding of existing issues and opportunities in the City. The meeting 
will be a presentation with an opportunity for participants to share their thoughts about issues and 
opportunities with the group or on comment cards. 

The Community Visioning Workshop will also be a design workshop where participants can define the 
vision for redevelopment in the downtown. The consultant team will present a summary of the issues 
and opportunities that have been identified and explain how placemaking is used to create vibrant 
downtowns. The remainder of the meeting will be spent in small break-out groups with interactive, 
hands-on designing and visioning exercises. 

The meeting will be summarized with presentations by the two or three groups highlighting some of 
the design elements they created. 

COMMUNITY OPEN HOUSE: OCTOBER 17TH, 5:00 – 8:00 PM 

This meeting will be held at City Hall in an Open House format, so attendees can stop by as they 
please and stay for as long as they wish any time within the three-hour time frame. 

At the Open House, the project team will present the final set of activities in the strategic plan. The 
public will be asked to rank and prioritize projects. The public’s preferred projects will help inform the 
final list of recommendations that will be adopted as part of the plan. 

The Open House will begin with individuals stopping by a central location to view information about 
the study process. They will also be able to sign up for one of three tours of the study area: one geared 
toward developers, one for City Council, and one for the general public. 

Downtown businesses will be asked to participate in the Open House by staying open, hosting tour 
stops, and inviting the public to visit. 

Select Interviews: Select stakeholders and City Staff will be interviewed in order to gain more detailed 
information on certain topics, such as housing, economic development and local industry, population 
diversity, growth and needs, etc. In addition, the consulting team will interview each City Council 
member individually. 

Survey: Certain topics may require additional input to clarify the results of community meetings. A 
survey will be prepared. The results will be analyzed, a report submitted, and the information will be 
incorporated into the report. 

City Council Meetings / Work Sessions: The consulting team and City Staff will attend meetings and 
work sessions with the City Council during the Redevelopment Plan process. The City Council holds 
official meetings on the first and third Thursdays of every month. Agenda items are due by Tuesday of 
the prior week, and agenda packets are distributed by the Friday prior to the meeting.  
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CITY COUNCIL WORK SESSION #1: AUGUST 15TH,  2013, 6:00 PM 

At the August 15th City Council work session, the consultant team will officially kick off the 
Redevelopment Plan. The team will explain the study process and seek some preliminary input from 
the City Council on their goals for redevelopment. 

CITY COUNCIL WORK SESSION #2: OCTOBER 17TH, 2013, 5:30 PM 

The second City Council Work Session will coincide with the Community Open House; at this meeting, 
the Council will view the draft plan. See “Community Meetings” above for detail about this meeting. 
The Council members and general public will have an opportunity to make final suggestions, 
additions, or revisions to the plan before adoption. 

City Council Meeting: November 21st, 2013; 6:00 pm 

The City Council will adopt the redevelopment plan at its official meeting on November 21st.  
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SCHEDULE 
DRAFT - Flowery Branch 2013 Redevelopment Plan - Proposed Meeting Schedule 
(REVISED: 07/11/13) 

June 2013 Start Finish   Location 

25-Jun-13 Project Management Team Meeting: Kick Off  1:00 PM 2:00 PM 
FB Admin. 
Offices 

28-Jun-13 
Study Area Tour (Alternate July 1 or 2 10am-
noon) 8:00 AM 10:00 AM Study Area 

July 2013         

18-Jul-13 Project Management Team Meeting 10:00 AM 11:30 AM 
FB Admin. 
Offices 

18-Jul-13 
Core Team meeting #1, Kick Off  
(Process/Visions/Goals) 11:30 AM 1:00 PM 

FB Admin. 
Offices 

18-Jul-13 
Retail/Residential Study Team Meeting -
Internal 1:30 PM 4:00 PM TBD 

July Stakeholder Interviews - July and August   

August 2013         

15-Aug-13 
City Council Work Session: Plan Concepts and 
Announce Community Meeting 6:00 PM TBD CHAMBERS 

21-Aug-13 Project Management Team Meeting 10:00 AM 11:30 AM 
FB Admin. 
Offices 

21-Aug-13 
Core Team meeting #2  Kick Off (Placemaking, 
Issues/Opp. Draft Concepts) 11:30 AM 1:00 PM 

FB Admin. 
Offices 

21-Aug-13 Retail/Market Study Team Meeting - Internal   
August Stakeholder Interviews - July and August   

27-Aug-13 
Community Visioning Workshop - 
Placemaking, Case Studies, Alternatives   5:30 PM 8:30 PM   

Downtown 
FB* 

September 2013         

  
Refine Redevelopment Plan, based on inputs 
(market, retail/res., Community, Staff)         

October 2013         

16-Oct-13 Project Management Team Meeting 10:00 AM 11:30 AM 
FB Admin. 
Offices 

16-Oct-13 
Core Team Meeting #3: Review Draft Plan, 
Project Priorities 11:30 AM 1:00 PM 

FB Admin. 
Offices 

17-Oct-13 

Community Meeting #2: Presentation of 
Redevelopment Plan (Open House) & City 
Council Work Session to present Draft Plan   5:00 PM 8:00 PM   

Downtown 
FB* 

November 2013         

21-Nov-13 
City Council Work Session: Adoption Hearing 
(TBD)         Chambers 

Note:  PM and Core Team Meets the third Wednesday of the Month, except on 7/18 
* Presentation in Chambers with Breakouts held throught downtown
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PRESS

MAYOR MIKE MILLER INTRODUCES THE PLAN AT A COMMUNITY MEETING

Throughout the planning process, members of the 
press joined the community at public meetings and 
reported on the plan’s progress. Following, fi nd some 
of the articles that local newspapers published about 
the redevelopment plan.





Flowery Branch City Council adopts redevelopment 
plan 

Historic downtown concept is outcome of 6-month study  
 
Lisa Laskey 
llaskey@gainesvilletimes.com 
January 3, 2014 

Flowery Branch’s mayor and City Council adopted the city’s redevelopment plan for its 
historic downtown Thursday night. 

Council also heard a first reading toward annexation and rezoning of four “highly 
developable properties” adjacent to its busiest retail centers at the intersection of Spout 
Springs and Hog Mountain roads. 

The redevelopment concept is specific to the downtown historic area, and is the outcome 
of about six months of study of existing infrastructure, development and potential uses for 
city-owned properties that make up 11 acres. 

“It allows us to look at the trends ... set the table for developers,” said City Planner John 
McHenry. 

The study, completed by consultant Pond & Co., is intended to be fluid as the city 
determines its needs and funding availability and establishes anticipated public-private 
partnerships. 

“I think they’ve come up with one way to approach it; there’s a lot of ways,” McHenry said 
of the proposals. 

The concept plan — the name was modified to better capture its creative agility — 
maintains the historic city’s Main Street but replicates it running parallel to existing 
buildings including pocket parks and reconfiguring parking to provide at least 200 
additional spaces. 

A town center park and upscale town homes are integrated into city-owned property, to 
serve the area’s growth in the 45-64 and 65-plus age groups. 

A new city administration center would consolidate services, open more space for retail 
growth and serve as a community center. The proposed location on Railroad Avenue 
would also serve as a buffer against train noise. 

The Lights Ferry Connector, which is in right-of-way acquisition, would tie main traffic 
corridor McEver Road to Atlanta Highway, intersected by a new traffic circle to create a 
gateway into Old Town. 



“We’re adopting an overall vision and blueprint” McHenry told council. “There may be 
some changes to specific locations; it’s a moving target.” 

City Manager Bill Andrew said the city is talking with developers who have expressed 
interest in hearing more about the city’s vision. 

Pond & Co. also outlined the first three years of potential projects, “first focusing on the 
low-hanging fruit,” said Pond & Co.’s Joel Reed, who presented the final plan to council. 

“Probably one of the next steps,” McHenry said, “is to get the good word out.” 

Council member Tara Richards said she believes the plan is a “great opportunity to show 
people where we’re going in a concise fashion.” 

Funding of projects, as well as their priorities, were also addressed, but are dependent 
upon the SPLOST VII vote expected this fall, and other grant and loan opportunities. 

Noting the city’s creation of a development district and opportunity zone, Reed said, “Now 
there’s a framework plan for developers, for staff to revisit.” 

Council will hear a second reading, during its Jan. 16 meeting, on annexing the four 
properties along Spout Springs Road and Old Orr Road that, if combined, would contain 
approximately 20 acres, sufficient for big-box development, Andrew said. Widening of 
Spout Springs Road has an estimated completion date of 2017, if funding goes as hoped. 

http://www.gainesvilletimes.com/section/6/article/93658/ 
 
 
 
 
 
 

 



Flowery Branch City Council reviews Old Town 
upgrades 

Lisa Laskey 
llaskey@gainesvilletimes.com 
December 6, 2013 

Flowery Branch city planner John McHenry presented City Council with a draft Thursday night 
of its marketing analysis and redevelopment plan for the city’s historic and commercial 
gateway district. 

The budgeted $95,000 redevelopment plan, paid for by tax allocation district funds, focuses 
on the Old Town district, its economic viability and redevelopment opportunities, as well as 
surrounding transportation and infrastructure recommendations. 

“It’s really still a draft,” McHenry said of the broad brush overview of the consultant’s 
recommendations. 

Consultant Pond & Co. will formally present its findings at next month’s council meeting. 
Thursday’s preview unveiled the plan to the public and gave the council a time window for 
further input. 

The final redevelopment plan is expected to address not only retail opportunities for the Main 
Street and future Pine Street extension, but recommends future residential use of the former 
Mooney Manufacturing site next to the Antebellum restaurant on Main Street. 

A shortage of downtown parking also has been addressed; a passive park, public plaza and 
enhancements of city-owned property along Lake Lanier also are noted. Other ideas include 
the extension of Lights Ferry Road between McEver Road and Atlanta Highway, as well as a 
roundabout and more formal city “gateway” on Mitchell Street. 

A new government center consolidating city services is planned along Railroad Avenue. 
Locating it parallel to Atlanta Highway will open up space along Main Street for additional 
retail shops and lend visibility to the Old Town district. 

Underpinning it all is a much-needed reworking of the sewer and city’s stormwater system. 
Plans, including a study and cost projections, have been completed. 

“If we’re really looking at doing development in the downtown area, we really need a storm 
system,” McHenry said. 

Ultimately, the completion of such a plan is another tool for economic redevelopment of the 
city center. 

“Such a plan will help maximize strategic public investments by creating a blueprint for private 
development in the area,” noted the initial Tax Allocation District Advisory staff report. 



“The fact that we have the framework for this, it’s really greasing the wheel,” McHenry said. 

City Manager Bill Andrew, who recently spent about three hours with a developer aware of the 
study’s preliminary findings said, “We do think this is creating some traction.” 

Two other developers inquired into the city’s vision for its future downtown. 

In additional council business, a lease for a retail space at 5509 Main St. was approved by the 
council. Growlers on Main Street will offer specialty beers available for onsite sampling and 
bottling to take home. It is expected to open in February. 

http://www.gainesvilletimes.com/archives/92574/ 
 



Consultant outlines plans for downtown Flowery 
Branch 

Lisa Laskey 
llaskey@gainesvilletimes.com 
October 22, 2013 
 
Flowery Branch redevelopment consultant Pond and Co. rolled out its proposed vision for the 
historic downtown Tuesday evening during its final community meeting. 

Area residents and merchants gathered with the mayor, members of City Council and city staff 
to hear the one-hour presentation, followed by a tour of parcels proposed for redevelopment. 

“I remember, exactly, four years ago,” said Mayor Mike Miller, addressing the audience that 
filled the city’s historic train depot, “it’s amazing to look at that sketch and see what’s coming 
to fruition.” 

Pond and Co.’s Joel Reed gave an overview of a vision for downtown, the result of multiple 
consultant briefings, market studies and community core group input. 

“Really, this is just the beginning,” said Flowery Branch City Planner John McHenry. “We’re just 
laying the groundwork.” 

That groundwork includes positioning Old Town as the closest small city to Lake Lanier, and 
plans for a pedestrian-friendly, event-oriented and merchant-friendly destination. 

A number of gateways would frame downtown. It would include its existing historic district, 
with Atlanta Highway, Gainesville and Chattahoochee streets as boundaries. The city also 
owns five parcels, which each have proposed uses including residential, park or plaza, and 
office or retail-friendly structures. 

The city would gain a new City Hall that would include community meeting space, 
administrative offices and the police department. The two-story, approximately 17,000-
square-foot structure, fronting Railroad Avenue, would also serve as a buffer from train noise 
and as a landmark from Atlanta Highway, which parallels downtown. 

A new City Hall would free more commercial space, and also afford more flexible parking 
options for the area, which is underdeveloped for additional traffic. The plan would add 200 
parking spaces, for a total of 300. 

Parallel to Main Street, consultants propose an extension to the existing Pine Street, which 
would offer double-frontage for some commercial spaces, and a pedestrian-friendly alley and 
pocket park. 



A proposed connection anchored by a traffic roundabout would ultimately connect Lights 
Ferry Road to Mitchell Street and downtown. One property has been acquired for that 
purpose. Two additional homeowners were at the meeting, but said they have had no formal 
discussions with the city on the plan. 

Updated stormwater plans and other infrastructure issues were also addressed. 

Among questions from the audience were the uses of community space for a theater, for 
example, and the availability of restroom facilities, neither of which have been given in-depth 
consideration. Pond and Co.’s Reed encouraged continued community input. 

Funding for the redevelopment, Reed said, could come from existing tax allocation district and 
local option sales tax funds, as well as a special local option sales tax if renewed. Public-private 
partnerships also are being explored. 

“We have the political will to make this happen,” said McHenry. 

This final plan will be presented to the full City Council in November. 

http://www.gainesvilletimes.com/archives/90520/ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Flowery Branch City Council hears update on 
downtown plans 

Lisa Laskey 
llaskey@gainesvilletimes.com 
August 16, 2013 
 
Flowery Branch City Council received its first status report by Pond & Co. on its marketing and 
redevelopment analysis for the city. 

The study, expected to be completed and formally presented to council in November, will 
outline the architecture, engineering and planning firm’s findings on historic Flowery Branch’s 
current development and marketability and provide an action plan for future economic 
development. 

The analysis focuses on the historic portion of the city and associated commercial properties 
lining Atlanta Highway adjacent to the historic district. 

In November 2013, the Flowery Branch Tax Allocation District Advisory Committee approved 
funds to prepare a redevelopment plan for Old Town Flowery Branch and its Commercial 
Gateways Redevelopment area. 

The redevelopment plan, budgeted at $95,000, will focus on Old Town, its economic viability, 
redevelopment, transportation and infrastructure. 

It takes years for an area to be brought into line with a proposed vision, explained Joel Reed, a 
project manager for Pond & Co. But, Reed said, city officials and staff have been taking the 
necessary initial steps toward making their vision a reality. 

Over the past seven years, the city has reconfigured and updated its master plan and 
completed initial streetscpe improvements, as well as assembling properties it considers a 
good investment. Work to update infrastructure, including sewer capacity, is also underway. 

The boundaries of Old Town include the existing historic district bounded by Spout Springs 
and Lights Ferry roads, Gainesville Street and Atlanta Highway. A small number of additional 
properties are being considered. 

City officials and staff have expressed the desire for the historic city to be pedestrian-friendly. 

“We noticed right away the great assets you have,” said Reed, citing Flowery Branch’s 
proximity to Lake Lanier. 

Lake visitors, according to Pond & Co. research analysts, spend between $150 and $250 million 
annually, 73 percent of which is on hard goods and services. 

“We’re going to be looking at opportunities to enhance that,” he said. 



Flowery Branch is also below the state average of rental properties to owner-occupied homes, 
said Reed. 

“We’re seeing a huge growth in population,” he said. “We settled on the borders because they 
are a gateway,” said Reed. “Atlanta Highway is like a big front door for you.” 

“In a perfect world,” City Manager Bill Andrew said in the spring, “new development would 
begin in a year-and-half,” with streets being funding by TAD and general funds. 

There will be an Aug. 27 public workshop for citizens to hear the firm’s initial findings and 
provide comment on their own vision for the city. 

The meeting will be at the historic train depot, on the corner of Main Street and Railroad 
Avenue, from 5:30 p.m. to 8:30 p.m. 

“Obviously, we want community support, community buy-in,” Reed said. A second public 
meeting is scheduled for Oct. 22 to announce the plan. In November, the final document will 
be sent to City Council, with action steps highlighted. 

For those unable to attend the meetings, the city has a websitewith project updates and a 
short survey for citizens to provide their input. 

http://www.gainesvilletimes.com/archives/87418/ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Old Town redevelopment analysis in Flowery Branch 
to begin in Aug. 

Times regional staff 
July 1, 2013 
 
Flowery Branch’s redevelopment plan will soon be on its way, with its main focus on the 
downtown historic area, Old Town. 

“We are looking to have the draft redevelopment plan presented to the council in November 
and two public meetings with the first one tentatively scheduled for Aug. 27,” said John 
McHenry, Flowery Branch city planner. 

McHenry said that city officials hope to have robust citizen involvement. 

“We are experiencing, already, increased building permits and business licenses. ... 
Downtown’s spaces are virtually fully leased.” 

Flowery Branch City Council approved Pond & Co., an architectural, engineering and planning 
firm, to conduct the downtown redevelopment plan and marketing analysis June 6. 

Two members from the City Council board, Fred Richards and Tara Richards, will be a part of 
the project management team, which will also include downtown merchants, historic 
preservation commission members, local faith-based representatives and major business 
owners, McHenry said. 

As for the new city hall and police department buildings that were proposed in the plan, 
feasibility will continue to be discussed. 

“We are certainly pursuing this option,” said McHenry. 

http://www.gainesvilletimes.com/archives/85622/ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



New Flowery Branch city planner keeps focus on 
downtown development 

Dana Towns 
dtowns@gainesvilletimes.com 
June 9, 2013 

John McHenry said one of his main goals as Flowery Branch city planner is redevelopment of 
the historic city center. 

McHenry was named to the role in May after the former city planner, James Riker, left to be 
planning director for the city of Duluth in January. 

“There is already a lot that has been done,” McHenry said. “... We have a growing area down 
here.” 

At its Thursday meeting, the Flowery Branch City Council approved Pond & Co., an 
architectural, engineering and planning firm, to conduct the downtown redevelopment plan 
and market analysis. 

McHenry started work on that selection process before he was even officially on the job, 
according to Bill Andrew, Flowery Branch city manager. 

Andrew said McHenry was an obvious choice for city planner because of his background as 
senior transportation planner at the Gainesville-Hall Metropolitan Planning Organization and 
as program director with the Gwinnett Village Community Improvement District. 

During his tenure in Gwinnett, McHenry was responsible for managing road projects, such as 
transit and intersection improvements, as well as zoning, grant submissions and code 
enforcement. 

“The fact that he has experience in the community made him my choice for city planner,” 
Andrew said. 

McHenry and Andrew said they both believe development is crucial to the Flowery Branch 
economy. 

“A lot of people don’t see development as a sense of employment but it is. It’s a way to 
improve our economy,” said Andrew, noting that with the expansion of subdivisions and the 
buying of properties, more economic value is brought to the city. 

According to McHenry, the biggest challenge he believes he will face is making sure that 
downtown Flowery Branch is built to last. 



“There are always some challenges; but that’s the fun,” he said. “There is no doubt that there is 
going to be development, but we want to make sure that we have the best development that 
is going to last and last.” 

According to Andrew, all available space on Main Street is filled and there is interest in other 
properties in the Old Town area, which includes many buildings dating to the 1900s. 

“We have great bones here with just having such a beautiful area,” McHenry said. “We want to 
build off of what’s here.” 

http://www.gainesvilletimes.com/archives/84788/ 
 
 

 
 
 
 
 
 
 
 
 



Planners reveal Flowery Branch re-
development plan 
 

 
Artist rendering of re-developed 'Old Town' 

 
 
FLOWERY BRANCH - Flowery Branch citizens Tuesday night came out to look at a re-
development plan aimed at making their downtown the ‘Gem of South Hall County’.  
 
They filled the historic rail depot to hear Joel Reed from Pond and Company Consultants 
of Atlanta detail the plan. He said citizens meeting and working together were the 
planners. 
 
“This plan is based on community inputs,” Reed said. “For the plan to be successful it 
needs to based on what the community wants, so this is a community based plan.”  
 
Among other things, Flowery Branch Old Town would keep its small town, historic feel; by 
2015-2020 a new city hall/ community center would meet the need for municipal office 
space and stimulate redevelopment. A revitalized downtown would mix retail, restaurants, 
civic uses and housing with sidewalks and streetscapes. 
 
Consolidating in the proposed 17,000 square foot municipal building to locate on Railroad 
Avenue would free up 6,481 square feet for Main Street retailers and developers. Eighteen 
town houses are envisioned for that grassy acreage up the street, the former site of the 
Mooney Manufacturing Plant at the corner of Main and Gainesville Streets. 
 
“The city has a comprehensive plan and some of the concepts in here have already been 
thought about by the city and the community,” Reed added. “The city wanted to see re-
development happen and the plan is in place to take the steps to do that.” 
 
Mike Pitts, a Flowery Branch native, agreed, saying he thinks the plan is just what the city 
needs, but he also wants to see the city become a place for music performances. 



 
“I’d like to see a venue for music and theatre and things of that nature,” Pitts said. “I’d like 
to see the dock rebuilt at the city park. We’re the closest to the lake of any city I know of, 
the city by the lake.” 
 
Reed pointed out that the plan takes the city’s lake location into account, with an 
improved park at the lake and more connectivity to the lake from Old Town. 
 
Flowery Branch City Council is scheduled to consider the plan next month. Mayor Pro 
Temp Joe Anglin said he believes Council is on board with it. 
 
“We’re all looking at this as being something for the future of Flowery Branch,” Anglin said. 
“It’s a plan that we want to make sure gets accomplished.” 
 
Revenue from TAD, the Tax Allocation District, SPLOST, the Special Purpose Local Option 
Sales Tax, LOST, the Local Option Sales Tax and private partnerships are possible sources 
of revenue. Planning and Community Development Director John McHenry said grant 
money is another source. 
 
“That’s definitely a potential, particularly for some of the road projects,” McHenry said. 
“We’re actually currently looking at a grant opportunity.” 
 
McHenry told the audience that the plan is a beginning; its laying the foundation, the 
groundwork. 
 
“It’s like eating an elephant piece by piece,” he observed. “We’re going to start with some 
of the smaller measures but we’ve had a lot of positive re-enforcement from the 
community, so we want to see some of these retail projects move into larger projects with 
building and growth. You’ve got to have a framework to get there and that’s what this is 
going to give us.” 
 
©Copyright 2014 AccessNorthGa.com 
 
All rights reserved. This material may not be published, broadcast, rewritten, or 
redistributed without permission. 
 
 
 
 
 
 
 
 
 
 
 



Flowery Branch Citizens view a better 
downtown 
 

 
Citizens came to look at redevelopment plans 

 
 
FLOWERY BRANCH - Citizens of Flowery Branch Tuesday night met at the town’s historic 
train depot at Main Street and Railroad Avenue and they had a say on what should 
happen to their historic downtown. 
 
They listened to Pond and Company consultant Joel Reed from Atlanta as he outlined city 
assets and what it would take to create a more marketable ‘Old Town’, and then they 
broke into groups and illustrated their thoughts and wishes on large maps. 
 
It was the first in a series of three Community Visioning Workshops for the Flowery Branch 
Old Town Redevelopment. Residents, business owners and city officials were invited to 
attend and learn about the planning process and overall goals of the project. City Council 
will review the final plan in November.  
 
Reed, who is project manager, said he wanted to produce an Old Town improvement 
work plan, not just an ‘on the shelf’ plan, for Flowery Branch and the ingredients are there, 
including existing historic architecture and a good tree canopy. Reed pointed out that 
Flowery Branch is the only historic town he knows of that is close to Lake Lanier, a major 
tourist destination point. Population in the 45 to 64 year age range has increased, and 
that’s the population with the largest amount of disposable income. 
 
“We’re coming to the community to ask them to see what type of uses they would like to 
see downtown; commercial, residential and retail, what those uses look like and where 
they would be located,” Reed said. “It’s been described in the city’s Comprehensive Plan 
and our goal is to build on that and actually have a plan that can be implemented with 
actual re-development opportunities over the next five to 15 years.” 



 
Reed observed that the economy is recovering from the 2008 downturn and a market 
study is underway to measure Old Town’s potential. 
 
“Downtown is almost fully leased at this point,” said Community Development Director 
John McHenry. “We’ve got a lot of new businesses coming in and we just want to see 
more businesses come in.” 
 
McHenry said there’s a lot of development in Flowery Branch surrounding historic 
downtown and he wants it to come downtown. 
 
“We’d like to have some new buildings and inject even more growth and energy 
downtown,” McHenry added. “We want to look at a bunch of different scenarios where 
potentially we could have mixed use, public facilities, parks, trail ways and that’s what is 
coming out of this study.” 
 
According to McHenry redevelopment visioning effort is building off the city’s 
Comprehensive Plan, which lays out current and future zoning. 
 
“What they’ve designated for downtown is more development, more mixed use, a range 
of different housing options, options for seniors and more public space, so it dovetails 
with the Comprehensive Plan,” McHenry said. 
 
©Copyright 2014 AccessNorthGa.com 
 
All rights reserved. This material may not be published, broadcast, rewritten, or 
redistributed without permission. 
 





APPENDIX

MEETING MATERIALS

COMMUNITY VISIONING WORKSHOP

The meeting materials here include agendas, reference 
handouts, and summaries from both community 
meetings. The fi rst community meeting, held on August 
27, 2013 at the historic train depot, was a visioning 
workshop. Flowery Branch community members met 
at the train depot, reviewed the study area’s existing 
conditions, and created several draft redevelopment 
plans. The second community meeting was a 

presentation of the draft plan followed by interactive 
exercises through which community members ranked 
redevelopment projects by priority. The complete 
meeting materials were available on the project 
website throughout the project, and they remain 
available for downloading: h  p://oldtownfl owerybranch.
wordpress.com/.
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COMMUNITY MEETING #2, OCTOBER 22, 2013 – MEETING SUMMARY 
 
OVERVIEW: 
Along with at least six core team members, the project management team, the entire city council, and Mayor 
Mike Miller, there were over 40 community members at the community meeting. The project team presented 
the draft redevelopment plan, and community members had an opportunity to weigh in on and prioritize the 
individual development projects. Overall, people were in favor of the general plan. People were in favor of the 
new community center/city hall and excited to see the variety of parks included in the plan. They were also 
happy with the plan’s emphasis on management of the city’s existing historic Main Street and thriving events 
and programs. The community also pointed out some things that were not included in the draft plan that they 
would like to see. High on the list were public restrooms and bike racks. With the community’s prioritization and 
input, the project team can now finish the redevelopment plan for presentation to council in November. 
 
AGENDA: 
 Welcome and project overview 
 Concept plan presentation and Q+A 
 Interactive exercises 
 Next Steps: 

o Refine and develop the plan according to community input 
o November 21, 2013- City Council work session 
o Implement the plan 

MEETING NOTES: 
 Welcome and project overview: 

o Mayor Mike Miller welcomed meeting attendees and thanks council members for their 
continued and active involvement in the redevelopment plan. 

o John McHenry, Flowery Branch’s Director of Community Development, introduced the 
redevelopment plan, its process, and its connection to the downtown transportation plan and 
its process, specifically the progress in acquiring land for the construction of the new 
roundabout at Lights Ferry, Snelling, and Mitchell. 

o Joel Reed, the project manager from the Pond design team, introduced the redevelopment 
plan project. He reviewed the redevelopment area boundary and gave an overview of the 
project process and timeline. 

 Concept plan presentation and Q+A: Joel presented the concept plan. He reviewed the planning process 
to date, outlining the community visions that came out of the community visioning workshop and 
explaining how the project team consolidated them into one plan. Then, he went through this more 
developed plan and explained some of its key points: the city hall/community center, the park network, the 
street improvements, and the other specific development sites. (See meeting materials for details). 

 Interactive exercises: 
o Joel led a large group of community members on a tour throughout Old Town to look at the 

redevelopment sites in person. 
o There were two break-out stations: one focused on land use projects and programs, and one 

focused on infrastructure and transportation projects. At each, there were maps of the 
redevelopment area with either land use or infrastructure projects labeled. Community 
members participated in a prioritization exercise. Each person was given four stickers to 
“spend” across all the projects. They could spend all their stickers in one place, or they could 
spread them out. The transportation projects with the greatest support were the Lights Ferry-
Snelling connection and roundabout, the trail network, and improved gateways to Old Town. 
The land use projects with the greatest support were the new city hall and community center, 
the new town square, and increased and continued support of Old Town events and programs. 
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 Next Steps: 
o Now, the project team will refine and further develop the plan based on community input from 

the meeting. 
o November 21, 2013: Council work session – The project team will present the final plan to 

city council for adoption. 
o Implement the plan. 

 
ACTION ITEMS: 
 Visit the website for updates and meeting materials: http://oldtownflowerybranch.wordpress.com/ 
 If you have any general questions or concerns about the project or process please do not hesitate to 

contact Joel at reedj@pondco.com or John at johnm@flowerybranchga.org 
 
MEETING MATERIALS (AVAILABLE ON WEBSITE): 
 Presentation slides 
 Redevelopment plan handout with short term development plan, development plan context, priority 

project lists, and redevelopment site plans 
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COMMUNITY VISIONING WORKSHOP, AUGUST 27, 2013 – MEETING SUMMARY 
 
OVERVIEW: 
Along with at least six core team members, the project management team, and the entire city council, there 
were over 28 community members at the community visioning workshop. These community members worked 
together to refine the vision for Old Town, to identify issues and opportunities in Old Town, and to design and 
present four different possible Old Town redevelopment scenarios. 
 
AGENDA: 
 Introduction, welcome, and meeting purpose 
 Project goals review 

o Understand the city’s assets 
o Present a clear vision for Old Town 
o Outline the steps it will take to create a more vibrant city center 

 Where are we now 
o Public engagement: project website and community survey, interviews 
o Study area analysis: existing conditions report draft 
o Market analysis 

 Concept development 
o Three alternatives 
o Group exercise: concept refinement 
o Group reporting 

 Next Steps: October 22, 2013: Community Open House 

MEETING NOTES: 
 Introduction, welcome, and meeting purpose: 

o Before the presentation, people participated in a number of interactive exercises. They 
identified their residences and their workplaces on a map of the study area, they responded to 
the city’s vision with their own comments, and they added to the list of issues and 
opportunities that the project team has been developing. 

o Joel Reed, the project manager from the Pond design team, introduced the redevelopment 
plan project. He reviewed the redevelopment area boundary and gave an overview of the 
project process and timeline. 

 Project goals review: Joel reviewed the project goals. 
 Where are we now: 

o Joel summarized some of the existing conditions report findings. He touched on Old Town’s 
historic resources, stressing the importance of preserving Old Town’s historic architecture and 
block structure. He emphasized Old Town’s natural resources, including a beautiful and diverse 
tree canopy and easy access to Lake Lanier. He also talked about opportunities to improve the 
city’s infrastructure, in particular the stormwater management system and pedestrian facilities. 

o Joel presented the highlights of the market analysis that has been conducted so far. He focused 
on residential and commercial markets, showing why multi-family housing, mid-range lofts or 
townhomes, boutique retail, and full-service restaurants are good fits for Old Town. 

 Concept development: 
o Pond team member Aria reviewed three design concept alternatives, the first two developed 

by the core team, the last by the project design team. While each had things in common, 
including the Pine Street extension to Lights Ferry and to Railroad Ave, the main driver of each 
scheme was a different location for a consolidated City Hall. 

o The group broke into four groups, each with a Pond moderator. Each group took elements of 
the initial schemes to develop a new scheme. After the exercise, the groups reported their 
results to each other. See the four proposals attached. 
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 Next Steps: 
o Now, the project team is tasked with selecting elements of the different community visions and 

working with the marketing team to propose a consolidated vision that the city can move 
towards. 

o October 22, 2013: Community Open House: At this meeting, the team will present a draft of 
the redevelopment proposal, and the community will have an opportunity to discuss it and 
provide feedback before it is finalized for adoption. 

 
ACTION ITEMS: 
 Visit the website for updates and meeting materials: http://oldtownflowerybranch.wordpress.com/ 
 Please take and circulate the community survey! 
 If you have any general questions or concerns about the project or process please do not hesitate to 

contact Joel at reedj@pondco.com or John at johnm@flowerybranchga.org 
 October 22, 2013: Community Open House 
 
MEETING MATERIALS (AVAILABLE ON WEBSITE): 
 Agenda 
 Powerpoint 
 Land use reference handout 
 Design concept alternatives handout 
 Planned projects map 

ISSUES AND OPPORTUNITIES: 
Community members had the opportunity to contribute issues and opportunities they see in Old Town. The 
following list includes items identified by the project team and the community: 
 
Issues: The following challenges and problems were identified: 
 Old Town does not draw Lake Lanier visitors 
 Too many stops for drivers in Old Town 
 Lack of public spaces 
 Lack of visibility from Atlanta Highway 
 One-way Main Street and reserved police spaces make parking difficult 
 Why come downtown? Not enough to do to motivate people. 
 Stormwater ditches are dangerous and have recently been inadequate to handle volume of runoff 
 Not enough signage to draw people to Old Town 
 Scattered city facilities are inefficient and occupy potential retail space on Main Street. 

Opportunities: The following strengths and possibilities were identified: 
 Extend Pine Street Church to Railroad Ave. and from Gainesville to Lights Ferry 
 Connect Snelling to Lights Ferry 
 Old Town does not draw Lake Lanier visitors 
 Link retail on both sides of Atlanta Highway with ped/bike bridge 
 Create a connection between Lake Lanier and downtown 
 Consolidate city facilities into new City Hall 
 Motivate families to come and stay with activities and facilities including walking, biking, and horse trails, 

bars, ice cream stores, snacks, a museum, a library, a cooking school or art school. 
 Draw visitors to and through Old Town with wayfinding system, public art, and lights 
 Preserve diverse and beautiful tree canopy 
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 Use train depot to incubate farmer’s market 
 Capitalize on small town charm, look, and feel 
 Explore future relationship with Falcons 
 Attract retirees from Atlanta 
 Capitalize on name Flowery Branch and associated marketing 
 Introduce more housing options to Old Town 

 
VISION: 
Community members had the opportunity to respond to an abridged version of the vision for Old Town 
articulated in the Comprehensive Plan.  The text they were responding read as follows: 
 
“Flowery Branch will preserve its small town feel, which is generated by Old Town with its historic district and 
skinny streets. Old town, residential properties will transition in use and obsolete buildings will be redeveloped 
while being sensitive to its historic resources. Old Town will retain its historic qualities and new development will 
respect historic characteristics short of artificially imitating them. By 2015-2020 a new city hall will be developed 
that meets the need for city office space and that stimulates redevelopment prospects. Old Town will become 
more pedestrian friendly with the addition of safe sidewalks and multi-use trails in appropriate locations. We 
envision Old Town to be free from truck and boat traffic by facilitating direct access from McEver Road to Spout 
Springs Road. With the revitalization of Old Town with a vibrant mix of retail, restaurants, civic uses, and housing, 
and the installation of sidewalks and streetscapes, it will be the gem of South Hall, the premier destination place 
for residents in the greater South Hall area.” 
 
Overall, people agreed with the vision. Revisions they called for included the following: 
 to extend the language to apply to the retail buildings across Atlanta Highway 
 to create public green spaces 
 to encourage local businesses rather than chains 
 to consider additional civic uses such as a library 
 to emphasize connectivity between new trails and existing trail networks 
 to plan for an arboretum using local trees 



CITY HALL
• Railroad Avenue: a building with a presence

CIRCULATION
• Snelling/Lights Ferry connection with roundabout
• Mitchell and Main intersection is key. Could be 

highlighted with angled corners.
• Sidewalks along Mitchell Street
• Sidewalks, trees, and landscaping

LAND USE
• Farmer’s market on green by depot (the yard)
• Amphitheater at current public works site, connect to 

trail
• Assisted living at old school building
• Adaptive reuse of gas station
• Free wifi all over downtown
• Small hotel or inn
• Ball field to play off Phil Neikro’s name
• Authentic”—materials and architecture that capture a 

cohesive time and place
• Local restaurants, not chains
• Fountain

THE VISTAS



OLD TOWN COMMUNITY VISIONING WORKSHOP

CITY HALL
• Mitchell and Main, facing Main Street 

CIRCULATION
• Main Street one way to Mitchell, Pine one way from 

Mitchell to Railroad Ave.
• Angled parking along both Main and Pine
• Connect Snelling to Lights Ferry
• Trolley to the lake
• Bike racks
• Snelling and railroad ave gateway
• Wayfinding/lights from interstate

LAND USE
• City Hall doubles as community center that can house 

various functions
• A public town square across from City Hall around 

Antebellum
• Farmer’s market at the Yard behind the depot
• Core of retail and restaurants surrounded by residential--

lofts and studios for students and cottage-style homes

 THE SQUARE



CITY HALL
• On Railroad Avenue: visible, blocks noise

CIRCULATION
• Roundabout at Snelling, Lights Ferry, and Mitchell to 

orient people towards downtown
• Vehicular Traffic up Main and down Pine
• Trail loop connecting parks, lake, and across railroad and 

Atlanta Highway
• Pedestrian street between Main and Pine
• On-street parking whenever possible
• Emphasize pedestrian crossings over railroad whenever 

possible

• Beautify Mitchell to make it attractive and inviting from 
the new roundabout

• Golf carts and/or trolley look around Old Town

LAND USE
• Public works site as large greenspace, possibly with 

amphitheater, skate park, or multi-purpose pavilion to 
house farmer’s market and other activities. Includes trails 
that connect to Lake and greenway plan.

• Max 3 stories building height
• Activities for teenagers downtown

THE CIRCLE



CITY HALL
• On the ridge at the top of Main St.

CIRCULATION
• Welcoming gateways
• Tie into rail history with signage, etc.
• Bike trail towards Buford
• Connect Snelling to Lights Ferry
• Lights to guide from I-985 to Old Town
• Emphasis on connectivity

LAND USE
• Niche restaurants and retail
• Major events to bring visitors
• Design guides to preserve architecture and character
• Dog park
• North of downtown, preserve greenspace in single family 

residential
• Amtrak stop
• Housing at different price points

 FLOWERY BRANCH OLD AND NEW





APPENDIX

CONCERT BEHIND MAIN STREET BUILDINGS

COMMUNITY SURVEY

The community survey opened on August 8, 2013, 
and closed on September 20, 2013. There were 44 
responses to the survey. The survey results included 
here are a condensed version, showing responses only 
to multiple choice questions, but the city has the full 
results, including full text responses where those were 
allowed or called for. The survey helped the project 
team understand the community’s desires and priorities 
as the plan was developed. In general, respondents 
favored additional dining and specialty retail options in 
downtown, a variety of housing options including live/
work units, lofts, and townhouses, new civic and public 
spaces, and an improved pedestrian environment.
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Flowery Branch Old Town Redevelopment Plan - 

Community Survey 

1. Currently, which of the following describes you? (select all that apply)

 
Response 

Percent

Response 

Count

I live in Old Town Flowery Branch. 24.4% 10

I visit friends or colleagues in Old 

Town Flowery Branch.
12.2% 5

I work in Old Town Flowery Branch. 14.6% 6

I shop or use retail services in Old 

Town Flowery Branch.
51.2% 21

I visit restaurants and go out to 

eat in Old Town Flowery Branch.
68.3% 28

I use Flowery Branch's 

civic/community facilities 

(churches, City Hall, etc.) in Old 

Town.

24.4% 10

I own property in Old Town Flowery 

Branch.
14.6% 6

I enjoy arts and cultural 

opportunities in Old Town Flowery 

Branch.

36.6% 15

  answered question 41

  skipped question 3
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2. How often do you go to Old Town Flowery Branch?

 
Response 

Percent

Response 

Count

Every day 25.6% 11

3-5 times a week 14.0% 6

Once a week 27.9% 12

Once a month 23.3% 10

A few times a year 7.0% 3

Once a year   0.0% 0

Rarely or never 2.3% 1

  answered question 43

  skipped question 1

3. What is your favorite thing about Old Town Flowery Branch?

 
Response 

Count

  27

  answered question 27

  skipped question 17
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4. What should be the highest priorities in creating a redevelopment plan for Old Town? 

(choose up to 3)

 
Response 

Percent

Response 

Count

Improve pedestrian environment 

and walkability (e.g. sidewalks, 

street trees, benches)

36.1% 13

Improve vehicular connectivity 19.4% 7

Create public/civic spaces 

downtown (e.g. parks, a community 

center, plaza)

55.6% 20

Improve stormwater infrastructure 5.6% 2

Strengthen the connection to Lake 

Lanier
13.9% 5

Develop a distinct identity through 

aesthetics and appearance
30.6% 11

Improve economic viability 25.0% 9

Increase shopping and/or 

dining options
83.3% 30

Increase entertainment, arts, and 

cultural offerings
44.4% 16

Other (please specify) 

 
13.9% 5

  answered question 36

  skipped question 8
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5. What would make you come to Old Town Flowery Branch more often than you do now?

 
Response 

Count

  29

  answered question 29

  skipped question 15

6. Do you agree that the central downtown has a strong identity and good aesthetics/visual 

appeal that should be extended to the rest of the Old Town study area?

 
Response 

Percent

Response 

Count

Yes 55.6% 20

No 33.3% 12

I don't know / No opinion 11.1% 4

  answered question 36

  skipped question 8
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7. If you do not agree, what elements would improve the "downtown" identity? (select all 

that apply)

 
Response 

Percent

Response 

Count

Signage / wayfinding 31.8% 7

Landscaping 45.5% 10

Architectural style 18.2% 4

Streetscaping / lights / banners 22.7% 5

Destinations 45.5% 10

Open space / plaza / town green 54.5% 12

Other (please specify) 

 
40.9% 9

  answered question 22

  skipped question 22



6 of 10

8. Which of the following types of housing are appropriate in the Downtown area? (select all 

that apply)

 
Response 

Percent

Response 

Count

Live/ work unit (space for retail, 

typically on the ground floor, 

with living space above)

85.3% 29

Detached single-family home 26.5% 9

Townhome/attached single-family 

home
38.2% 13

Condominium 20.6% 7

Loft/flat (an upper story, large, 

adaptable open living space within a 

building)

55.9% 19

Duplex, triplex, fourplex   0.0% 0

Apartments 2.9% 1

  answered question 34

  skipped question 10
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9. Which of the following types of businesses would you like to see more of in the 

downtown? (select all that apply)

 
Response 

Percent

Response 

Count

Commercial/retail services (i.e. 

grocery, clothing, drug store)
42.9% 15

Specialty shop (i.e. boutiques, 

unique services)
94.3% 33

Financial services (i.e. banks, 

credit unions)
14.3% 5

Fast food restaurants with a drive-

through
14.3% 5

Sit down restaurants without a 

drive-through
68.6% 24

Entertainment (i.e. movie theater, 

club/ bar)
57.1% 20

Art gallery/cultural facilities 37.1% 13

Small professional service offices 

(i.e. doctor, lawyer)
11.4% 4

Large professional service offices 

(i.e. corporate, multiple story 

building)

5.7% 2

Auto-related businesses (i.e. gas 

station, repair shop)
5.7% 2

Public services (i.e. community 

room, post office, government 

departments, etc.)

17.1% 6

Mixed use (i.e. more than one use- 

such as retail/office/housing- within 

one development/ building)

37.1% 13

Farmers market 85.7% 30

No businesses are appropriate; 

residential uses only
  0.0% 0
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Other (please specify) 

 
11.4% 4

  answered question 35

  skipped question 9

10. Which of the following events would you like to attend in Old Town (choose as many as 

you like)?

 
Response 

Percent

Response 

Count

Food truck Fridays 54.3% 19

Art shows and art festivals 71.4% 25

Concerts 82.9% 29

Plays 48.6% 17

Events on the lake with 

transportation from downtown
42.9% 15

Farmers Market 94.3% 33

Other (please specify) 

 
17.1% 6

  answered question 35

  skipped question 9
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11. Which of the following best describes your household? (optional)

 
Response 

Percent

Response 

Count

Single, no children 2.9% 1

Single with one or more children 

living at home
8.6% 3

Couple, no children 22.9% 8

Couple with one or more 

children living at home
42.9% 15

Empty nester (children no longer at 

home)
20.0% 7

Other 2.9% 1

  answered question 35

  skipped question 9

12. Please indicate your age (optional):

 
Response 

Percent

Response 

Count

Under 18   0.0% 0

18-24   0.0% 0

25-34 14.3% 5

35-44 22.9% 8

45-54 40.0% 14

55-64 14.3% 5

65 and over 8.6% 3

  answered question 35

  skipped question 9
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13. Please indicate your race (optional):

 
Response 

Percent

Response 

Count

African-American/Black 3.0% 1

Caucasian/White 93.9% 31

Asian/Pacific Islander   0.0% 0

Native American   0.0% 0

Hispanic or Latino 3.0% 1

Other   0.0% 0

  answered question 33

  skipped question 11

14. Please indicate your gender (optional):

 
Response 

Percent

Response 

Count

Male 18.8% 6

Female 81.3% 26

  answered question 32

  skipped question 12

15. Do you have any additional comments or questions concerning the Flowery Branch Old 

Town Redevelopment Plan?

 
Response 

Count

  21

  answered question 21

  skipped question 23







APPENDIX

MARKET ANALYSIS

MAIN STREET SHOPS

The city and project team contracted RKG Associates, 
Inc. to perform a market study of Old Town Flowery 
Branch. Using interviews, plan reviews, and U.S. Census 
Bureau data, the study analyzes existing population 
trends, market conditions, and projected growth across 
three sectors: residential, retail, and offi  ce. The study 
predicts which new uses the market in Flowery Branch 
can bear and which funding sources might be available 
for their development.
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1 EXECUTIVE SUMMARY 
 

A. RESIDENTIAL ANALYSIS 
 
Flowery Branch’s rapid residential growth has been attributed to the availability of relatively 
inexpensive land, development pressure from Atlanta’s northern suburbs, and the attractiveness of the 
area around Lake Lanier. The number of households shot up 220% between 2000 and 2012, but was 
nonetheless slowed somewhat by the economic downturn that began 2007/2008. 
 
Flowery Branch’s housing market should pick up at such time and to the extent that the metro Atlanta 
housing market does, since all of the elements that give it its unique appeal and attractiveness are still 
in place. It is questionable however, whether the market will regain its former momentum any time in 
the foreseeable future. Nonetheless, as the local housing market stabilizes and ongoing developments 
are reactivated, the prospects for new housing in the downtown will improve. 
 
Any housing product built should be of sufficient quality to set a relatively high standard for future 
residential development in downtown Flowery Branch, and otherwise set the tone for future 
development. Based on a physical reconnaissance of communities in Flowery Branch and discussions 
with local real estate professionals, the “middle ground” between the below-$100,000 and above-
$325,000 townhouse inventory is very sparsely populated, which presents the opportunity to enter the 
market with product in the $150,000 to $250,000 range. 
 
B. RETAIL 
 
The City of Flowery Branch has demonstrated the ability to attract consumers through the success of its 
most recent retail development, the Stonebridge Village Shops power center. While the Stonebridge 
Village Shops validates the notion that the Flowery Branch retail marketplace was previously 
underserved, its drawing power and retail offerings creates additional challenges for the downtown. 
Indeed, Flowery Branch’s suburbanization of retail has been late to arrive. Fortunately, many lessons 
were learned and techniques have been honed since retail began migrating out of downtowns in the 
1950s. Nonetheless, the City of Flowery Branch must understand that market analysis alone is not 
sufficient to bring about the successful development and revitalization of downtown shopping districts. 
However, a community development and marketing strategy based on up-to-date information on 
market conditions will improve the probability of success. 
 
The first priority in a retail attraction strategy for Flowery Branch should be to re-tenant vacant space. 
Existing vacant properties include not only storefront space, but a fully equipped restaurant as well. If 
the City should move forward with plans to relocate public services in a new city hall, this will result in 
vacating between 10,000 and 15,000 additional square feet of commercial space on Main Street. 
 
A commonly used term in the downtown revitalization parlance is “critical mass”, which refers to a mix 
of use such as retail stores, food and beverage establishments, and cultural attractions with the ability 
to draw consumers from a broad trade area to shop, dine, and be entertained. A destination 
restaurant (as Antebellum is or aspires to be), for example, can serve as a key element of critical 
mass. Two popular restaurants can create a critical mass all their own, and otherwise attract other 
tenants who seek to capitalize on the activity and foot traffic generated. Any retail strategy 
undertaken by the City should seek to achieve critical mass. It is recommended that such a strategy 
considers the following: 
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 The Flowery Branch marketplace comprises not one, but two key market segments: residents 
and lake-generated visitors; 

 Any downtown marketing effort must specifically target the 2,700-plus boat owners, and their 
guests, who regularly visit Flowery Branch. 

 Underutilized sites can host interim activity generating uses – for example, conventional 
wisdom has it that the Spout Springs Library Farmer’s Market may be seeking a new home. A 
location fronting Atlanta Highway would provide the access and visibility to attract both 
residents and tourists into the downtown; 

 Any redevelopment activity will attract the attention of prospective investors and tenants, 
particularly residential. Retail is not a leading, but a following land use. 

 
C. OFFICE 

There is both ground floor and second story space on Main Street that is more suitable for office use 
than retail, in its current configuration. This space should be marketed to both professional and 
personal services type businesses. This effort should probably be led by local real estate professionals 
for best results. 

Although there is a strong desire among stakeholders to re-tenant the downtown with retail, 
professional tenants may be more suited to vacated city offices, particularly since space is currently 
configured for office use and could require considerable expense for retail tenant fit-out. 

D. TAD REVENUES 

The development program that has been proposed for Downtown Flowery Branch includes 34 
townhouses and two mixed use buildings of 23,100 and 7,000 square feet. For the purposes of this 
analysis, the mixed uses buildings are programmed for ground floor retail/services/office, and second 
story condominiums, for a total of 24 residential units. 

The taxable values of the various elements of the development program are calculated based on local 
tax assessment practices and equal approximately $4.3 million, yielding estimated TAD revenues of 
approximately $39,000 annually (Table 9-2) without school district participation. This revenue stream 
could support debt of approximately $663,000, based on a 30-year, 4.2%, AAA tax free municipal 
bond. 

The participation of the Hall County School District in the TAD would increase the millage rate by 
18.49, to a total of 27.57. This would yield estimated TAD revenues of approximately $119,000 
annually (Table 9-3). This revenue stream could support debt of approximately $2 million with school 
district participation, based on a 30-year, 4.2%, AAA tax free municipal bond. 
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2 INTRODUCTION 
 

RKG Associates, Inc. was engaged by the firm Pond & Company to conduct assessments of real estate 
market sectors that will influence future redevelopment of downtown Flowery Branch. The objective of 
the market assessment is to inform the provision of strategic and implementation planning services for 
the downtown study area through the identification of supportable development opportunities on key 
city-owned sites. 
 
An early task associated with the sector based real estate market assessment was the review of prior 
plans, studies, and other salient materials associated with Flowery Branch, including: 
 
 2025 Flowery Branch Community Agenda, (2011 Comprehensive Plan) 
 Greater Hall County Chamber of Commerce VISION 2030 
 Lake Sidney Lanier Economic Impact Analysis, 2010 

 
Stakeholder interviews were conducted in order to gain local perspective, elicit ideas and opinions, 
and otherwise create context for the market findings. Stakeholders that were interviewed or otherwise 
engaged include: 
 
 John McHenry, Development Director, City of Flowery Branch 
 Bill Andrew, City Manager, City of Flowery Branch 
 Stacy Dickson, President, Lake Lanier Convention and Visitors Bureau 
 Jennifer Landers, Regional Marketing Director, Newland Communities 
 Jerry Crow, Real Estate Developer 
 Alan Wayne, Radial Property Group 
 Josh Stephens, Greater Hall County Chamber of Commerce 
 Michael Duling, Hideaway Marina 
 Kathy Fauscett, Keller Williams Realty Lanier Partners 

 
The RKG project manager also participated in a reconnaissance tour of the study area and 
surrounding geographies. 
 
These preliminary tasks were conducted with several objectives in mind: (1) develop an understanding 
of the downtown context relative to the real estate market dynamics at play in Flowery Branch and 
the surrounding area; (2) prioritize real estate sectors to be assessed based on appropriateness for 
downtown Flowery Branch; (3) assess the ability of tourism and visitation to generate support for new 
land uses in the downtown. Based on the findings of the preliminary tasks, RKG identified three real 
estate sectors with the potential to advance in the next development cycle (4-7 years): residential, 
retail/food & beverage, and office. 
 
  



Flowery Branch, Georgia 
Market Study  August 2013  

 

 
                                                                                                                                                  Page 4  

3 DEMOGRAPHIC AND ECONOMIC ANALYSIS 
 
A. INTRODUCTION 
 
The following chapter analyzes demographic trends and projections in areas such as population, 
households, income, and employment data.  The analysis focuses on trends and conditions within 
Flowery Branch, but includes comparative data for Hall County, and selected data for the Atlanta-
Sandy Springs-Marietta  GA Metropolitan Statistical Area (MSA) and the State of Georgia (Hall 
County is not in the Atlanta MSA). The data provides insight into local and regional growth trends as 
well as projected future growth patterns. These factors provide the framework for understanding the 
economic activity in the City. The consultant utilized several public and private data sources to 
complete the analysis including the Bureau of the Census and ESRI.  
 
 
B. METHODOLOGY 
 
Population, household, and income trend data is collected from the U.S. Census Bureau and ESRI 
Business Services. Much of the data provided by ESRI consists of data from the U.S. Census Bureau 
provided in a summarized form presented for users in the real estate industry.  
 
Data in tables is generally categorized by geographic area, with the City of Flowery Branch, Hall 
County, the MSA, and the State of Georgia listed separately for comparison purposes. The MSA spans 
29 counties in north Georgia and is the ninth largest MSA in the United States. It is the third largest 
metro area in the Southeast behind Washington D.C. and Miami. The Atlanta MSA is comprised of the 
following Georgia counties: Barrow, Barlow, Butts, Carroll, Cherokee, Clayton, Cobb, Coweta, Dawson, 
DeKalb, Douglas, Fayette, Forsyth, Fulton, Gwinnett, Haralson, Heard, Henry, Jasper, Lamar, 
Meriwether, Newton, Paulding, Pickens, Pike, Rockdale, Spalding and Walton. 
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C. DEMOGRAPHIC TRENDS 
 
1. Population Trends  
 
Information from the U.S. Census 
indicates that Flowery Branch’s 
population more than tripled from 2000 
to 2012, rising from 1,806 to 6,012. 
Hall County’s population increased by 
almost 46% from 1990 to 2000, and 
29% from 2000 to 2010, and another 
3.2% to 185,416 in 2012. The State of 
Georgia Governor’s Office of Planning 
and Budget projects a population of 
226,172 in Hall County in 2020, an 
increase of 22% at an annual rate of 
2.7%. 
 
For regional comparison, the Atlanta 
MSA has similarly experienced steady 
population growth in the past few 
decades (Table 3-1).  The annual rate of 
population growth in the MSA has ranged from 3.9% to 4.4% from 1990 to 2010. Population growth is 
expected to continue at an annual rate of 1.7% until 2017. 
 
Like many southern and sunbelt States, Georgia experienced strong population growth in recent decades. 
While the rate of growth has slowed compared to the boom of the decade 1990-2000 boom, trends for 
future growth remain healthy. Hall County’s projected 2.7% annual increase from 2012 to 2020 is 
expected to outpace the State’s annual increase of 1.6%. 
 
A 1.0% to 1.5% annual rate of population growth is generally considered a positive indicator. Hall County 
has shown a robust rate of population growth, the MSA has exhibited even more robust growth, and 
Flowery Branch has experienced an astounding rate of growth. Flowery Branch’s rapid population growth 
is a result of several factors:  
 
 high rate of population growth in the MSA; 
 availability of affordable, developable land;  
 willingness of developers to capitalize on opportunities during the housing boom;  
 reasonable proximity to downtown Atlanta (42 miles);   
 familiarity and attractiveness of Lake Lanier and surrounding area to Atlanta metro residents; 
 emergence as a retirement destination; 
 development pressure as Gwinnett County builds out. 

 
 
 

Table 3-1
Population Trends
1990-2012

1990 2000 2010 2012
POPULATION COUNT
Flowery Branch 1,251 1,806 5,679 6,012
Hall County 95,428 139,277 179,684 185,416
MSA* 2,959,950 4,112,198 5,910,296 6,092,295
PERCENT CHANGE IN POPULATION
Flowery Branch 44.4% 214.5% 5.9%
Hall County 45.9% 29.0% 3.2%
MSA 38.9% 43.7% 3.1%
ANNUAL PERCENT CHANGE IN POPULATION
Flowery Branch 4.4% 21.4% 2.9%
Hall County 4.6% 2.9% 1.6%
MSA 3.9% 4.4% 1.5%
*Atlanta-Sandy Springs-Marietta GA MSA
Source: ESRI Business Services; RKG Associates 2013
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2. Population by Age 
 
The population of Craven County currently is 
relatively young but aging quickly. The 
median age of Flowery Branch is estimated at 
34.2 years as of 2011. This is equal to Hall 
County and lower than the State (35.2).  
 
When analyzing population trends by age 
cohorts, more detailed patterns of aging are 
discernible. Age cohorts from 20 to 44 have 
shown rates of decline as a percentage of the 
total population. The population within this 
age range forms the segment of the 
population that spends the most on goods, 
services, and housing. In 2000, the total of the 
two age cohorts representing the range of 20 
to 44 encompassed 39.3% of the total 
population of Flowery Branch. By 2011, the 
share of this group was estimated to have 
declined to 34.0%. Data for Hall County 
shows a similar trend. 
                                                                                                                                                  
Georgia in recent years has been a popular 
retirement destination, attracting residents with 
moderate weather and numerous amenities. 
The population growth of the age cohorts 65 
and higher is an important indicator as it 
relates to housing production and second-
home purchases in anticipation of retirement. 
This age group has grown in Flowery Branch, 
rising from 6.1% in 2000 to 8.5% in 2011. By 
comparison, Hall County’s proportion of 65+ 
residents was 10.8% in 2011, while the State 
had 10.5%. 
 
From an overall perspective, the general trend 
within both the County and regional 
population is one towards an older 
demographic.  The State of Georgia Governor’s Office of Planning and Budget projects that by 2020 the 
percentage of population in the 24 to 44 age cohort will decrease to 24.9%, 45 to 64 will increase to 
26.3%, and 65 and over will increase to 13.8%. Growing proportions of over 55 population suggests an 
emerging market for housing that can be targeted to “empty nesters”. 
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Figure 3-1 
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3. Household Trends 
 
The change in the number of households and the annual 
rate of change in households mirrors similar trends in 
population growth. The number of households in 
Flowery Branch tripled from 2000 to 2010, while Hall 
County’s and Georgia’s households grew at the robust 
rates of 28.1% and 19.3%, respectively. 
 
Average household sizes dropped slightly from 2000 
to 2010 in the City and County, while the average 
household size in the State rose slightly. Flowery Branch 
had the lowest household size in 2010 among the 
selected geographies at 2.54, compared to 2.86 in the 
County and 2.68 in the State. 
 
Households in all of the selected geographies have 
shown a trend toward decreasing in size. Similar trends 
can be observed nationally, as there are increasing 
numbers of single-adult households, one-parent 
households, and generally lower fertility rates than in 
the past. Smaller household size could also be the 
result of an increase in the “empty-nest” retirement age 
population consisting largely of couples who no longer 
have children living with them.  
 
The 2025 Flowery Branch Community Agenda (2011 
Comprehensive Plan) projects total households to equal 
3,560 in 2020 and 4,326 in 2025, increases of 57% 
and 21%, respectively. Projections assume that 
population increases will occur predominantly as 
functions of in-migration and new housing units added. The Comprehensive Plan estimates a capacity of 
2,766 additional housing units in Flowery Branch at buildout. Of that total, approximately one-half (1,324) 
will be constructed within the Sterling on the Lake master planned development and an adjacent tract. 
Projections take into account the recent recession and residential construction slowdown, and anticipate 
future residential construction will be hampered by foreclosures, lending limitations, and a sluggish market. 
 

Table 3-2
Household Trends
2000-2010

2000 2010
HOUSEHOLD COUNT
Flowery Branch 706 2,262
Hall County 47,381 60,691
Georgia 3,006,369 3,585,584
PERCENT CHANGE IN HOUSEHOLDS
Flowery Branch 220.4%
Hall County 28.1%
Georgia 19.3%
ANNUAL PERCENT CHANGE IN HOUSEHOLDS
Flowery Branch 22.0%
Hall County 2.8%
Georgia 1.9%
AVERAGE HOUSEHOLD SIZE
Flowery Branch 2.56 2.54
Hall County 2.89 2.86
Georgia 2.65 2.68

Source: US Census; RKG Associates 2013
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4.  Household Income 
 
Household income data shows that incomes in Flowery 
Branch are higher than both the County and the State. 
As shown, all areas experienced considerable 
increases in median household incomes from 2000 to 
2011.  
 
Flowery Branch’s median income was well below the 
County and State in 2000, but rose significantly, 
surpassing both by 2011. The 60% increase is largely 
due to an influx of higher income households attracted 
by new housing opportunities in neighborhoods such as 
Sterling on the Lake. By comparison, the County and 
State median incomes grew 16% and 17% during the 
same period, respectively.  
 
D.  ECONOMIC BASE ANALYSIS 
 
The economic base analysis examines changes in the 
labor force and business characteristics of Hall County 
to understand the larger economic context for Flowery 
Branch.  This analysis includes data on employment 
trends, occupational skills and commuting patterns, 
which will help to establish a basis for evaluating the 
impact on the City’s future 
development/redevelopment potential. 
 
1. Employment Trends 
 
At-place employment measures the number of workers 
within a specific geography, without regard to place 
of residence. For example, Hall County has over 
69,900 people who work in the County, but only 
30,300 who both live and work in the County.  
 
Table 3-4 presents US Census Bureau employment data for Hall County for the years 2002 and 2011.  
The data is categorized based on the North American Industry Classification System (NAICS) which 
facilitates comparison over time and geographic location. The data is presented in a manner that lists 
industries that added jobs above those that lost jobs over the ten-year period. The addition of net new 
jobs indicates a healthy local economy with the ability to generate demand for housing, goods, and 
services, particularly if coupled with rising household incomes as shown in Table 3-3.  
 
The County experienced significant real growth in the following private sector industries: Health Care 
(4,152 jobs), Wholesale Trade (1,619 jobs), Administration & Support (1,544 jobs), and Transportation 
and Warehousing (1,176 jobs), which accounted for 45% of total employment as of 2010.  Other notable 
increases are found in the Finance & Insurance (745 jobs), Other Services (534 jobs), and Professional & 
Technical (468 jobs) sectors. The Construction and Manufacturing sectors jobs both contracted 24% and 
25%, respectively, consistent with national trends. Information on industry trends is also useful for 
identifying target market segments, particularly if a redevelopment strategy is coupled with a business 
recruitment strategy. Jobs attract residents, and gainfully employed residents spend discretionary income 
to shop, dine, and be entertained. 
 
 

Table 3-3
Household Income as a Percentage of Total Households
2000-2011

2000 2011
FLOWERY BRANCH
Under $25,000 32.3% 6.9%
$25,000 to $49,000 40.1% 28.4%
$50,000 to $100,000 24.0% 32.8%
$100,000 to $150,000 2.6% 15.5%
Over $150,000 1.0% 8.2%
Median Income $35,478 $56,884
Median Percent Change 60.3%
HALL COUNTY
Under $25,000 24.5% 20.4%
$25,000 to $49,000 31.4% 27.1%
$50,000 to $100,000 33.2% 32.8%
$100,000 to $150,000 8.8% 11.8%
Over $150,000 3.9% 7.7%
Median Income $44,908 $52,050
Median Percent Change 15.9%
GEORGIA
Under $25,000 28.3% 25.1%
$25,000 to $49,000 29.3% 25.1%
$50,000 to $100,000 30.1% 30.3%
$100,000 to $150,000 7.8% 11.6%
Over $150,000 4.6% 7.9%
Median Income $42,433 $49,736
Median Percent Change 17.2%
Source: ESRI; RKG Associates
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Table 3-4
Employment by Industry 2002-2011 Trends
Hall County
NAICS* DESCRIPTION 2011 2002 NET % TREND

TOTAL ALL JOBS 69,907 62,262 7,645 12.3% ↑

11 Agriculture, forestry, fishing & hunting 203 452 (249) -55.1% ↓

21 Mining, oil and gas extraction 7 12 (5) -41.7% ↓

22 Utilities 179 126 53 42.1% ↑

23 Construction 2,856 3,760 (904) -24.0% ↓

31-32 Manufacturing 2,917 3,895 (978) -25.1% ↓

42 Wholesale trade 4,378 2,759 1,619 58.7% ↑

44-45 Retail trade 6,904 6,582 322 4.9% ↑

48-49 Transportation and warehousing 2,487 1,311 1,176 89.7% ↑

51 Information 731 652 79 12.1% ↑

52 Finance & insurance 3,346 2,601 745 28.6% ↑

53 Real estate & rental & leasing 466 440 26 5.9% ↑

54 Professional, scientific & technical services 1,866 1,398 468 33.5% ↑

55 Management of companies & enterprises 325 329 (4) -1.2% ↓

56 Admin. & support, waste management 4,475 2,931 1,544 52.7% ↑

61 Educational services 6,491 4,722 1,769 37.5% ↑

62 Health care & social assistance 11,576 7,424 4,152 55.9% ↑

71 Arts, entertainment & recreation 775 710 65 9.2% ↑

72 Accomodation & food services 4,686 4,492 194 4.3% ↑

81 Other services 1,665 1,131 534 47.2% ↑

92 Public administration 2,816 2,051 765 37.3% ↑

*North American Industry Classification System Code
Source: US Census On the Map Application; RKG Associates
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2. Commuting Patterns 
 
Understanding commuting patterns can provide 
useful insight into evaluating the potential for 
development of specific land uses.  Commuting 
patterns highlight the flow of workers into, and 
out of, a given labor market area and as such, 
can help to indicate where there may be 
potential to capture additional jobs that are 
“leaking” from the local economic base, and 
otherwise create demand for employment 
supporting land uses. The retention of working 
residents within a geographic area increases 
the likelihood that they will consume the goods 
and services within, and otherwise support 
local businesses. 
 
Figure 3-2 illustrates 2011 commuting patterns 
for at-place workers and residents of Hall 
County. Of the 69,907 persons employed in 
Hall County, 30,301 (43%) are Hall County 
residents, and 39,606 (57%) live outside the 
County. Commuters who leave Hall County to 
work elsewhere numbered 37,336.  
 
 
 
 
3. Tourism and Visitor Spending 
 
The Greater Hall Chamber of Commerce estimates that the 38,000-acre Lake Lanier attracts some 10 
million visitors annually, which generates $5 billion in economic impacts on the area. Lake Lanier is in Hall, 
Forsyth, Dawson, Gwinnett and Lumpkin Counties, proportionally about 60%, 30%, 5%, 4%, and 1% 
respectively. 
 
A 2010 study, the Lake Sidney Lanier Economic Impact Analysis prepared by Bleakly Advisory Group 
estimated direct visitors spending generated by Lake Lanier from 2006 through 2008 ranged from $152 
to $197 million annually. Total visitor spending at Lake Lanier was last estimated by the U.S. Army Corps 
of Engineers in 2006 using the Corps’ Recreation Economic Assessment System (REAS) Model. The estimate 
was attributed to “local” spending, defined as spending occurring within the 16 counties located within an 
approximate 30 mile radius of the lake. 
 
The composition of spending by category is shown in the following exhibit. As shown, gas and oil for boats 
and vehicles was the largest category of lake spending at 37%, followed by groceries and take-out food 
& beverages at 20% and restaurants at 16%. Combined, these three categories accounted for more than 
73% in total spending. 
 
Key aspects of Lake Lanier visitation characteristics for downtown’s revitalization prospects are: 
 
 High proportion of spending on eat in and take out food and beverage; 
 Hall County’s geographic dominance of the Lake; 

Figure 3-2 

Source: US Census; RKG Associates, 2013 

Source: US Census; RKG Associates 2013 
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 Flowery Branch’s access to the 
Lake and existing marine 
infrastructure. 

 
Flowery Branch is uniquely situated to 
capitalize on visitation to Lake Lanier. 
The Hideaway Marina is located 
within walking distance of downtown, 
and can accommodate 500 boats in 
the water and an additional 100 in 
dry dock. The Aqualand Marina, which 
is the world’s largest inland marina, 
can accommodate approximately 
2,200 boats and is only two-and-a-
half miles from downtown Flowery 
Branch on Lights Ferry Road. Lake 
generated visitors to these facilities 
represent a seasonal target market 
that can be potentially channeled into 
downtown Flowery Branch to support 
food & beverage and sporting goods 
enterprises. 
 
 
 
E.  TAPESTRY SEGMENTATION PROFILES 
 
A method to identify the characteristics of households within a specific geography is through the use of the 
tapestry profile. Tapestry profiles consider socio-demographic characteristics and categorize households 
based on income, spending habits and other demographic characteristics. They are most often used by 
companies, agencies and organizations to divide and group their markets to more precisely target their 
best customers, prospects, citizens, residents, members and donors. Segmentation systems operate on the 
theory that people seek others with tastes, lifestyles, and behaviors similar to their own — "like seeks like." 
These behaviors can be measured, predicted, and targeted. Segmentation explains customer diversity, 
describes lifestyle and lifestages, and incorporates a wide range of data.  
 
The most dominant Tapestry Segment in Flowery Branch is the Aspiring Young Families category at 
approximately 38 percent. Most of the residents in these neighborhoods are young, startup families; 
married couples with or without children; and single parents. The average family size of 3.1 people 
matches the U.S. average. Approximately two-thirds of the households are families, 27 percent are single 
person, and 9 percent are shared. Annual population growth is 1.3 percent, higher than the U.S. figure. 
The median age is 31.1 years; nearly 20 percent of the residents are in their 20s. Typical of younger 
populations, Aspiring Young Families residents are more ethnically diverse than the total U.S. population. 
The median household income is $44,495; wages provide the primary source of income. Tenure is nearly 
even: 51 percent of the households rent, and 47 percent own their own homes. Residents live in moderately 
priced apartments, single family houses, and startup townhouses, with a median home value of $143,005. 
They eat out at family restaurants, especially on the weekends, and buy fast food at the drive-through or 
for takeout.  
 
With an annual household growth rate of 1.57 percent, Up and Coming Families represents Tapestry’s 
second highest household growth market, and is also Flowery Branch’s second highest Tapestry Segment at 
approximately 26 percent. A mix of Generation Xers and Baby Boomers with a median age of 32.6 
years, this segment is the youngest of Tapestry’s affluent family markets. Residents of these neighborhoods 

Source: Bleakly Advisory Group; RKG Associates 2013 
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are young, affluent families with younger children. Eighty percent of the households are families. Most of 
the residents are white; however, diversity is increasing as the segment grows. Beginning their careers, 
residents of Up and Coming Families are earning above-average incomes. The median household income is 
$66,417, higher than the national median. Home ownership is 80 percent and most residents live in new 
single family housing with a median home value of $183,497. They eat out at family restaurants such as 
Chili’s or IHOP, and buy fast food at the drive-through or for takeout. 
 
Main Street, USA neighborhoods are a 
mix of household types, similar to the 
U.S. distribution, and comprise 
approximately 22 percent of Flowery 
Branch households. Approximately half 
of the households are composed of 
married-couple families, nearly one-
third are single-person or shared 
households, and the rest are single-
parent or other family households. The 
median age of 36.9 years nearly 
matches the U.S. median. These 
residents are less diverse than the U.S. 
population. The median household 
income is $50,026, derived from 
wages, interest, dividends, or rental 
property. More than one in five 
residents aged 25 years and older 
hold a bachelor’s or graduate degree; 
more than half of the residents have 
attended college. This segment lives in 
a mix of single family homes and 
multiunit buildings. The homeownership rate is 61 percent and the median home value is $173,956. Family-
oriented and frugal, these residents may occasionally go to the movies or eat out at a family restaurant, 
but are most likely to stay home. 
 
Seventy-one percent of the households in Green Acres neighborhoods are married couples with and without 
children. Many families are blue-collar Baby Boomers, many with children aged 6–17 years. With more 
than 10 million people, Green Acres represents Tapestry’s third largest segment, currently more than 3 
percent of the U.S. population and growing by 0.81 percent annually. This segment constitutes 
approximately 10% of Flowery Branch’s households. The median age is 42.3 years. This segment is not 
ethnically diverse; 92 percent of the residents are white. Educated and hard-working, more than one-
fourth of Green Acres residents hold a bachelor’s or graduate degree; more than half have attended 
college. The median household income is $60,821. These residents live in pastoral settings of developing 
suburban fringe areas. Homeownership is at 86 percent and the median home value is $181,399. 
 
The growing population of 12 million, approximately 4 percent of the U.S. population, identifies Midland 
Crowd as Tapestry’s largest segment. Midland Crowd is 4 percent of Flowery Branch’s households as well, 
but its smallest Tapestry Segment. Since 2000, the population has grown by 2.18 percent annually. The 
median age of 38.1 years parallels that of the U.S. median. Sixty-two percent of the households are 
married couple families; half of them have children. Twenty percent of the households are singles who live 
alone. Midland Crowd neighborhoods are not diverse. Median household income is $48,144, slightly lower 
than the U.S. median. Most income is earned from wages and salaries; however, self-employment ventures 
are slightly higher for this segment than the national average. Half of the residents who work hold white 
collar jobs. Midland Crowd residents live in housing developments in rural villages and towns. The 
homeownership rate is 79 percent,  the median home value is $143,713. They often go to the drive-
through at a fast food restaurant.  

Aspiring Young 
Families

38%

Up and Coming 
Families

26%

Main Street, 
USA
22%

Green 
Acres
10%

Midland Crowd
4%

TAPESTRY SEGMENTATION DISTRIBUTION
Flowery Branch 2013

Figure 3-4 

ESRI Business Services; RKG Associates 2013 
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E.  IMPLICATIONS 
 
Flowery Branch possesses five key characteristics to support development: 
 
 Robust population and household growth; 
 Increasing prosperity – household incomes rose 60% between 2000 and 2010; 
 Stable economy – Hall County added 7,645 jobs between 2002 and 2011 for an increase of 

12.3%; 
 Opportunity sites – downtown Flowery Branch has sizeable vacant parcels available for 

redevelopment; 
 Visitation – Flowery Branch is well situated to enhance visitation generated by Lake Lanier. 

 
Flowery Branch’s newest residents are inhabiting neighborhoods such as Sterling on the Lake, Tree Park 
Apartments, and the Clarkstone townhouse development, and are largely comprised of the Aspiring Young 
Families and Up and Coming Families segments. These market segments support a wide range of housing 
options, along with retail and food & beverage. 
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4 DEVELOPMENT TRENDS 
 
A. RESIDENTIAL TRENDS 
 
Flowery Branch experienced 
significant growth in all residential 
categories since 2000, including single 
family detached, condos/townhouses, 
and apartments. Based on data 
obtained from the Hall County real 
property tax assessment database 
(which varies slightly from U.S. Census 
data), the number of residential units 
built in Flowery Branch since 2000 are 
as follows: 995 single family 
detached; 336 condo/townhouses; and 
approximately 756 apartments. 
During this period, the number of single 
family homes nearly tripled, 
townhouses were introduced as a new 
housing alternative, and the number of 
multi-family units more than 
quadrupled (Figure 4-1). The 
community of Sterling on the Lake 
accounts for many of the single family 
homes built during this period; townhouses were constructed in several different neighborhoods.  
 
B. NON-RESIDENTIAL TRENDS 
 
The Stonebridge Village Shops is the 
most significant non-residential 
development since 2000, accounting 
for most of the 669,000 square feet of 
retail added since 2000. The shopping 
center essentially creates a super 
community/power center in Flowery 
Branch, where only a total 52,000 
square feet of retail existed before 
(Figure 4-2). 
 
Although 184,000 square feet of 
office space was added to the 
Flowery Branch inventory since 2000, 
110,000 of that was at the Atlanta 
Falcons’ Football Team training facility, 
much of which houses medical 
personnel and other support functions. 
All other office (including medical 
office) construction comprised buildings 
of 10,000 square feet or less which, in 
most cases, are owner occupied. New restaurants included two fast food, a Chick-Fil-A and Starbucks at 

Figure 4-1 

Source: Hall County; RKG Associates 2013 

Figure 4-2 

Source: Hall County; RKG Associates 2013 
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Stonebridge Village, and three full-service restaurants, including a Shane’s Rib Shack at Stonebridge 
Village. The following sections examine the key real estate market sectors in more detail. 
 

5 RESIDENTIAL MARKET ANALYSIS 
 
A. HOUSING INVENTORY AND CONSTRUCTION 
 
The first step in a housing analysis is to 
assess current conditions with regard to 
existing units. Based on data obtained 
from the Hall County real property tax 
assessment database. There were 
1,353 single family homes, 336 
condos/townhouses, 45 multi-family 
buildings with an estimated 800 
apartments, and 13 mobile homes in 
2012. The Comprehensive Plan 
estimates a capacity of 2,766 
additional housing units in Flowery 
Branch at buildout. Of that total, 
approximately one-half (1,324) will be 
constructed within the Sterling on the 
Lake master planned development and 
an adjacent tract. Most of Flowery 
Branch’s housing inventory has been 
added since 2000.  
 
 
 
 
 
 
Most of Flowery Branch’s housing stock 
has been constructed since 2000. Large 
development projects such as Sterling 
on the Lake and Tree Park Apartments 
have contributed significantly to the 
residential inventory. Indeed, Sterling 
on the Lake figures to continue to be a 
major contributor, with over 1,300 units 
still in the development pipeline. Other 
residential development projects in 
Flowery Branch remain in hiatus, victims 
of the housing downturn, but with the 
ability to quickly reactivate when the 
market picks up. 
 

  

Table 5-1
Development Trends by Building Type
City of Flowery Branch; Selected Categories
Use Description Parcel Count Total Acres Total Bldg SF
PRE-2000 DEVELOPMENT
Single Family Detached 358 833.2 562,593
Condo/Townhouse 0 0.0 0
Multi-Family 22 15.1 120,417
Mobile Home 12 5.2 n/a
2000-2012 DEVELOPMENT
Single Family Detached 995 338.7 2,570,445
Condo/Townhouse 336 13.0 650,455
Multi-Family 23 46.4 536,504
Mobile Home 1 0.4 n/a
TOTAL
Single Family Detached 1,353 1172.0 3,133,038
Condo/Townhouse 336 13.0 650,455
Multi-Family 45 61.6 656,921
Mobile Home 13 5.5 n/a
Source:  Flowery Branch Planning and Community Development 
Department and RKG Associates Inc., 2013

Figure 5-1 

Source: US Census; RKG Associates 2013 
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B. FINANCIAL PARAMETERS AND RECENT SALES 
 
According to the 2007-2011 U.S. Census American 
Community Survey, the median value of owner 
occupied units in the City of Flowery Branch was 
$216,100 and $174,400 in Hall County, compared to 
$160,200 and $186,200 in the State of Georgia and 
the U.S., respectively. An examination of Multiple 
Listing Service (MLS) activity between August 2010 
and August 2013 show 75 attached homes 
(townhouses) sold for an average price of $81,270 
and 902 single family detached homes sold for an 
average price of $165,505. This price is 24% less than 
the overall median value, suggesting that the Flowery 
Branch residential market is still soft.  Single family detached houses sold for an average of 95.7% of their 
list price, and townhouses sold for an average of 94.8% of their list price (Table 5-2). Year-to-date MLS 
data through July 2013 show an average sales price for detached homes of $203,335. Sales during this 
seven-month period account for 47% of the three-year total, suggesting a very recent acceleration in 
sales. During the same period 44 attached homes were sold at an average price of $84,708, accounting 
for 57% of the three-year total. Average sales prices during this most recent period are higher than the 
three-year average, which suggests more movement in the higher price ranges.  
 
Slightly over half of the owner occupied housing stock 
in Flowery Branch is valued between $200,000 and 
$500,000 (Table 5-3). However, even the most recent 
sales activity for detached houses averages in the 
bottom of this range. In order to support sustained new 
residential construction activity, sales prices will need to 
move farther up into the $200,000-$500,000 range 
(which just happens to roughly correspond to the range 
of price points offered in Sterling on the Lake of 
$180,000 to $500,000). Nonetheless, the pickup in 
recent sales activity should be encouraging for the 
residential builders, particularly if it can be sustained 
for another six months. 
 
  

Table 5-2
Residential Sales Activity, August 2010 - August 2013
City of Flowery Branch

Attached Detached
Unit Sales 75 902
Average Sales Price $77,024 $165,505
Average List Price $81,270 $172,963
SP/LP Percentage 94.8% 95.7%
Avg. Days on Market 58 80
Source: First Multiple Listing Service; RKG Associates 2013

Property Type

Table 5-3
Owner Occupied Units by Range of Value
City of Flowery Branch
VALUE UNITS PERCENT
Owner-occupied units 1,223 100.0%
  Less than $50,000 40 3.3%
  $50,000 to $99,999 22 1.8%
  $100,000 to $149,999 188 15.4%
  $150,000 to $199,999 299 24.4%
  $200,000 to $299,999 253 20.7%
  $300,000 to $499,999 365 29.8%
  $500,000 to $999,999 56 4.6%
  $1,000,000 or more 0 0.0%
  Median $216,100
Source: US Census American Community Survey
2007-2011; RKG Associates
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C. APARTMENT MARKET 
 
Flowery Branch’s two largest 
apartment complexes account for a 
total of 756 units. Much smaller 
independently-owned apartment 
buildings constitute the remaining 
stock. Tree Park Apartments comprises 
456 units ranging in size from 780 
square feet with one bedroom and 
one bath to a 2,080-square-foot 
townhouse with three bedrooms and 
two-and-a-half baths. Rents range 
from $760 to $1,575 per month. The 
Walden at Oakwood offers 750-
square-foot one bed/one bath units 
starting at $760, with 1,400-square-
foot three bedroom/two bath units for 
$1,175 at the high end (Table 5-4). 
Based on discussions with real estate 
professionals, occupancy rates are 
very high, perhaps 95% or higher.  
 
  
 
 
D. IMPLICATIONS 
 
An examination of residential building permit activity illustrates how the pace of development was subject 
to the vagaries of the economic downturn starting in 2007. In 2004, the year that Sterling on the Lake 
opened, permits increased drastically from 218 to 465, the dropped back down to 231 in 2006. By 
2007, when the effects of the housing crisis were fully manifest, residential permits hit a decade low of 17. 
Since then, annual permits have ranged from a low of 31 to a high of 52 (Figure 5-2). 
 
The consensus among the members of 
the development community who were 
engaged as part of this analysis is 
that the housing market should return 
at least to the 2004/2006 levels 
before investors will seriously consider 
development on one of the downtown 
opportunity sites. Credit remains tight 
for homebuilders, and there is a 
significant inventory of development 
ready lots in existing subdivisions that 
went into hiatus during the downturn. 
Nonetheless, downtown sites offer a 
viable alternative to more suburban 
location in a market that has already 
demonstrated its ability to support a 
broad diversity of housing types.    

Table 5-4
Advertised Rents, Selected Apartment Properties
City of Flowery Branch
Tree Park Apartments - 456 Units

Type SF
1BR - 1BA 780 $760 - $786 $0.97 - $1.01
1BR - 1BA 840 $850 - $865 $1.01 - $1.03
1BR - 1BA CH 800 $920 $1.15
2BR - 2BA 1260 $960 - $1,000 $0.76 - $0.79
2BR - 2.5BA 1390 $1,030 - $1,055 $0.74 - $0.76
3BR - 2.5BA 1420 $1,125 - $1,136 $0.79 - $0.80
3BR - 2.5BA TH 1640-2080 $1,425 - $1,575 $0.87 - $0.76

Walden at Oakwood - 300 Units
Type SF

1BR - 1BA 750 $760 - $780 $1.01 - $1.04
1BR - 1BA 870 $780 $0.90
1BR - 1BA 790 $815 - $835 $1.03 - $1.06
1BR - 1BA 945 $995 $1.05
2BR - 2BA 1160 $960 - $980 $0.83 - $0.84
2BR - 2BA 1270 $980 - $990 $0.77 - $0.78
3BR - 2BA 1290 $1,105 - $1,120 $0.86 - $0.87
3BR - 2BA 1400 $1,175 $0.84
Source: RKG Associates 2013
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Figure 5-2 

Source: US Census; RKG Associates 2013 
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6 RETAIL MARKET ASSESSMENT 
 
 
A. DEFINITION OF SHOPPING CENTERS 
 
The term “retail” generally refers to operations involved in the sale of goods, merchandise, or services 
from a fixed location, such as a shopping center or freestanding store.  Retail can generally be classified 
into two major categories by building configuration: general retail, which is typically single tenant 
freestanding general purpose commercial buildings with parking; and, shopping centers. 
 
The definition of a shopping center is standard. As formulated by the former Community Builders Council 
of the Urban Land Institute (ULI) in the 1950s and reaffirmed over time, a shopping center is a group of 
commercial establishments planned, developed, owned, and managed as a unit related in location, size, 
and type of shops to the trade area it serves. It provides on-site parking relating to the types and sizes of 
its stores. 
 
As the shopping center evolved, five basic types emerged, each distinctive in its own function: the 
convenience, the neighborhood, the community, the regional, and the super regional. In all cases, a 
shopping center’s type and function are determined by its major tenant or tenants and the size of its trade 
area; they are never based solely on the area of the site or the square footage of the structures. 
 
ULI defines the types of shopping centers that comprise the majority of retail development in the United 
States. For purposes of understanding terms and characterizations used in this report, the types of retail 
centers are summarized: 
 
Convenience Center — Provides for the sale of personal services and convenience goods similar to those 
in a neighborhood center. It contains a minimum of three stores, with a gross leasable area (GLA) of up to 
30,000 square feet. Instead of being anchored by a supermarket, a convenience center is usually 
anchored by some other type of personal/convenience services such as a minimarket. 
 
Neighborhood Shopping Center — This type of retail center provides for the sale of convenience goods 
(foods, drugs, and sundries) and personal services (e.g. laundry and dry cleaning, hair-styling, shoe repair 
and tailoring) for the day-to-day needs of the residents in the immediate area. It is built around a 
supermarket as the principal tenant and typically contains a gross leasable area of about 60,000 square 
feet. In practice, neighborhood centers can range from 30,000 to 150,000 square feet.  
 
Community Shopping Center — In addition to the convenience goods and personal services offered by 
the neighborhood center, a community center provides a wider range of soft lines (wearing apparel) and 
hard lines (hardware and appliances). The community center makes merchandise available in a greater 
variety of sizes, styles, colors, and prices. Many centers are built around a junior department store, variety 
store, super drugstore, or discount department store as the major tenant, in addition to a supermarket. 
 
Although a community center does not have a full-line department store, it may have a strong specialty 
store or stores. Its typical size is about 150,000 square feet of gross leasable area, but in practice, it may 
range from 100,000 to 350,000 or more square feet. Centers that fit the general profile of a community 
center but contain more than 250,000 square feet are classified as super community centers. As a result, 
the community center is the most difficult to estimate for size and pulling power.  
 
A power center is a type of super community center that contains at least four category-specific, off-price 
anchors of 20,000 or more square feet. These anchors typically emphasize hard goods such as consumer 
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electronics, sporting goods, office supplies, home furnishings, home improvement goods, bulk foods, health 
and beauty aids, and personal computer hardware/software. 
 
Regional Shopping Center — This type of center provides general merchandise, apparel, furniture, and 
home furnishings in depth and variety, as well as a range of services and recreational facilities. It is built 
around two or more full-line department stores of generally not less than 50,000 square feet. Its typical 
size is about 500,000 square feet of gross leasable area, but in practice it may range from 250,000 
square feet to more than 800,000 square feet. The regional center provides services typical of a business 
district yet not as extensive as those of the super regional center.  
 
Super Regional Shopping Center — A super regional center offers an extensive variety in general 
merchandise, apparel, furniture and home furnishings, as well as a variety of services and recreational 
facilities. It is built around three or more full-line department stores generally of not less than 75,000 
square feet each. The typical size of a super regional center is about 1 million square feet of GLA. In 
practice the size can range from about 500,000 to more than 1.5 million square feet.  Super regional 
centers have been typified by enclosed malls for over the past thirty years, but have transitioned to 
outdoor “town centers” over the past decade or so 
 
Table 6-1 contains the criteria for the four types of shopping centers referred to in subsequent analysis, 
discussions, tables, maps, etc. contained in this report. Although shopping centers of one classification or 
another contain a slight majority of retail inventory in the Flowery Branch trade area at 51%, it should be 
noted that general retail constitutes 49%. For example, national chain pharmacies and grocery stores have 
increasingly embraced the stand alone building concept.  
 
 

 
 
B. RETAIL STANDARDS 
 
The concept of establishing retail standards for communities and neighborhoods is a subjective one. What 
may be considered lacking or inconvenient to one person may be inconsequential or otherwise readily 
available to another, depending on a variety of factors including, but not limited to, mobility, income, 
personal taste or need, and perception. That being said, certain basic criteria or thresholds can be 
established to provide a framework for standards, which in turn can be refined through a process such as 
local market surveys, targeted supply analysis, etc. This section seeks to define standards for the trade 
area of a neighborhood’s commercial core (activity center) from the perspective of residents, rather than 
the perspective of a particular type of retail activity. 
 

Table 6-1
Shopping Center Definitions
Center Type GLA Range Acres # of Anchors % Anchor GLA Type of Anchors
Neighborhood 30,000-150,000 3-15 1+ 30-50% Supermarket

Community 100,000-350,000 10-40 2+ 40-60%
Discount supermarket, drug, 
home improvement, large 

specialty discount

Regional 250,000-800,000 40-100 2+ 50-70%
Full-line dept., jr. dept., mass 

merchant, discount dept., 
fashion apparel

Super Regional 800,000+ 60-120 2+ 50-70%
Full-line dept., jr. dept., mass 

merchant, discount dept., 
fashion apparel

Source: Urban Land Institute; RKG Associates 2013
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ULI has established minimum thresholds for market support for retail centers based on population, radius, 
and drive time. As a demonstration of the subjective nature of this analysis, it should be noted that ULI’s 
criteria and thresholds for GLA and trade area size (and by inference minimum standards) differ slightly 
from other data reporting services, such as ESRI Business Services. Taking them all into account can provide 
a balanced view of the topic and its implications on policy and planning decisions. 
 
The thresholds utilized in this section of the analysis are expressed in the following table. 
 

 
 
C. RETAIL MARKET POTENTIAL 
 
A widely accepted measure of retail characteristics is the Retail Market Potential, a comparison of supply 
and demand to determine potential sources of revenue growth at any standard or user defined 
geographic level. An opportunity gap, otherwise referred to as leakage, appears when household 
expenditure levels for a specific geography are higher than the corresponding retail sales estimates. This 
difference signifies that resident households are meeting the available supply and supplementing their 
additional demand potential by going outside of their own geography. The opposite is true in the event of 
an opportunity surplus. That is, when the levels of household expenditures are lower than the retail sales 
estimates. In this case, local retailers are attracting residents of other areas into their stores.  
 
Three trade areas were assessed as part of the retail market potential analysis conducted for the Flowery 
Branch: five-, ten- and fifteen-minute drive times. Exhibit 3-1 illustrates the three drivesheds, indicating five 
minutes in red, ten minutes in green, and fifteen minutes in blue. The five-minute driveshed encompasses 
most of Flowery Branch and comprises a population of 7,600, and includes Stonebridge Village Shopping 
Center, the City’s primary retail node. The ten-minute driveshed includes the Walmart Super Center and 
Sam’s Club stores in Oakwood, and also comprises a population of over 42,000. The fifteen minute 
driveshed stretches into Gainesville, comprises a population of nearly 159,000, and includes the Lakeshore 
Mall regional shopping center. 
 
  

Table 6-2
Standard Guidelines - Shopping Center Thresholds
Center Type Min. Population Trade Area Radius Driveshed
Neighborhood 3,000-4,000 3 miles 5-10 minutes
Community 40,000-50,000 3-6 miles 15-20 minutes
Regional 150,000 5-15 miles 20 minutes
Super Regional 300,000 5-25 miles 30 minutes
Source: ULI; RKG Associates
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Figure 6-1: 5-, 10-, 15-Minute Drivesheds  

 
Source: ESRI Business Systems; RKG Associates 2013 
 
 
Table 6-3 shows the findings of the retail market potential analysis for three major categories: Daily 
Needs (supermarkets, drugstores); General Merchandise, Apparel, Furniture and Office (GAFO); and, 
Food Service (full-service and fast food restaurants). Red figures indicate surpluses in that category, while 
black figures indicate opportunity gaps, or unmet demand within the specific driveshed. Key categories of 
unmet demand include full-service restaurants within the five- and ten-minute drivesheds and apparel 
within the ten-minute driveshed. 
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D. COMPETITIVE SUPPLY 
 
Three major shopping centers/nodes were identified in the fifteen-minute driveshed. The Stonebridge 
Village Shops is a new addition to Flowery Branch, and includes a Publix Supermarket, a Home Depot 
(building materials, garden equipment and supplies), a Target (general merchandise store), Kohls 
(department store), Ross (discount apparel), and Office Max. A Walmart Super Center and Sam’s Club 
discount store are located in Oakwood, within the ten-minute driveshed. The Lakeshore Mall is located in 
Gainesville, and is within a retail cluster that includes a Walmart Super Center and Sam’s Club. 
 

 
 

Table 6-3
Retail Market Potential by Drive Times
City of Flowery Branch
Category 5 Minutes 10 Minutes 15 Minutes
DEMOGRAPHICS
2012 Population 7,615 42,497 158,807
2012 Households 2,989 15,285 52,061
2012 Median Disposable Income $38,385 $41,872 $43,820
2012 Per Capita Income $22,350 $23,488 $22,803
DAILY NEEDS
Supermarkets ($19,097,714) ($93,435,518) ($139,582,370)
Specialty food stores ($292,846) ($5,731,503) ($8,322,317)
Pharmacies & drug stores ($5,191,217) ($83,755,201) ($124,763,791)
GENERAL MERCHANDISE, APPAREL, FURNITURE, OFFICE (GAFO)
General Merchandise ($72,661,391) ($234,944,910) ($512,962,539)
Clothing and clothing accessories ($7,118,135) $7,056,421 ($134,175,460)
Furniture and home furnishing stores $1,071,619 ($794,511) ($39,562,794)
Electronic and appliance stores $1,377,098 $7,700,880 ($22,267,541)
Sporting goods, hobby, book, and music stores ($6,409,155) ($7,134,259) ($40,946,955)
Office supplies, stationary, gift stores ($1,333,891) ($1,147,592) ($3,623,661)
Bldg materials, garden equip & supply stores ($10,352,789) ($59,998,160) ($91,821,414)
FOOD SERVICE
Full-service restaurants $1,446,726 $2,057,732 ($27,945,029)
Limited service eating places $1,635,171 ($4,874,957) ($15,149,656)
Source: ESRI Business Information Solutions; RKG Asociates

Table 6-4
Shopping Centers/Major Retailers,  15-Minute Drive Time
City of Flowery Branch
Shopping Center Location Category Anchor(s)

Stonebridge Village Shops Flowery Branch Power Center
Publix Supermarket, Home Depot, 
Target, Kohl's, Ross, Office Max

Walmart Super Center/Sam's Club Oakwood Big Box Walmart, Sam's Club

Lakeshore Mall & Surrounding  Area Gainesville Regional
Sears, JC Penney, Belk, Walmart 

Super Center, Sam's Club

Souce: ESRI Business Information Solutions; RKG Associates 2013
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Of course, the total retail inventory in any given geography is comprised of more than shopping centers, 
and includes the aforementioned convenience centers, retail corridor store fronts, and free-standing stores, 
as well as urban ground floor retail. CoStar, a nationally recognized real estate tracking and reporting 
service, tracks the metropolitan Atlanta retail market through 48 separate submarkets. One of these 
submarkets is the Gainesville/Hall County Submarket, which corresponds to the Hall County boundaries. 
Retail categories as defined by CoStar are as follows: 
 
 General Retail: typically includes free standing, urban ground floor, car dealers, banks, service 

stations, restaurants, and merchants otherwise not located in an identifiable shopping center. 
 Mall: In-line shopping center within a common enclosure. Malls range in size and scope from 

neighborhood to super regional shopping centers. 
 Power Center: Consists of several free standing anchors and only a minimum amount of specialty 

tenants. 250,000 -- 600,000 SF. A Power Center is dominated by several large anchors, including 
discount department stores, off-price stores, warehouse clubs, or "category killers," i.e., stores that 
offer tremendous selection in a particular merchandise category at low prices. 

 Shopping Center:  A shopping center is primarily a group of retail stores that are planned, 
developed, owned, and managed as a single property, with on-site parking provided. CoStar 
further qualifies that a shopping center must have three or more stores. 

 Specialty Center: A shopping center that specializes in a single category or narrow range of 
merchandise, such as an antiques mall. 

 
The Gainesville/Hall County Retail Submarket contains almost 9.3 million square feet of retail space 
dispersed in 814 buildings.  

 
 
E. MARKET CHARACTERISTICS 
 
The prospect of new retail 
development in any given submarket 
hinges on a number of salient factors, 
including competitive supply, 
vacancies, and rents. Vacancies are 
indicative of the demand/supply 
dynamic and market viability, while 
achievable rents are a key factor in 
determining a project’s economic 
viability. In other words, a project must 
be able to maintain certain occupancy 
rates and rent thresholds in order to 
achieve market and financial 
feasibility. 
 
First Quarter 2013 data show total retail vacancy rates at 10.8% in the Gainesville/Hall County Retail 
Submarket. The General Retail category comprises the type of Main Street retail that characterizes 
downtown Flowery Branch.  
 
 
F. IMPLICATIONS 
 
The Stonebridge Village Shops have filled much of the retail opportunity gaps created by robust 
population growth in Flowery Branch. Still, opportunities exist for restaurant and apparel merchandising 
enterprises in the local marketplace. Visitors drawn by Lake Lanier are not taken into account in retail 

Table 6-5
Gainesville/Hall County Retail Submarket Characteristics
First Quarter 2013

Asking
Category # Blds Total GLA* Vacancy Rents
General Retail 653 4,536,631 10.1% $8.50
Mall 1 525,495 11.8% N/A
Power Center 2 766,706 2.5% $19.00
Shopping Center 107 3,469,020 13.4% $13.30
Total Retail 814 9,297,852 10.8% $10.98
*gross leasable area
Source: CoStar; RKG Associates 2013

Existing Inventory
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market potential calculations, but nonetheless represent a significant additional source of demand if 
capitalized upon through a target market strategy. 
 
The success of the revitalization and redevelopment of downtown Flowery Branch will in large measure 
depend on its ability to attract and retain retail merchandising and food & beverage enterprises. Retail 
offerings currently comprise a mix of independently owned and operated stores that include 
confectionaries and bakeries, a salon, an antique store, and professional businesses. A few of the 
storefronts stand currently vacant but are in relatively good condition. Main Street also boasts two food & 
beverage establishments including a full service restaurant (Antebellum) and a coffee and sandwich shop. 
A fully equipped but vacant full service restaurant sits across the street from Antebellum, and is currently 
for lease. One of the main challenges to the revitalization of downtown Flowery Branch will be the re-
tenanting of vacant space. 
 
The reactivation of vacant storefront space could be catalyzed by other redevelopment activity, such as 
new residential or the relocation and consolidation of City services (which is under consideration). However, 
any initiatives undertaken to attract retailers to downtown Flowery Branch should include a strategy to 
capture visitors to the two large marinas in the vicinity. Although many of their needs are met at the gas 
station/convenience stores and the local grocery, their restaurant options are still somewhat limited to 
marina restaurants and/or taking meals on their vessels. The relocation of the local Farmer’s Market from 
the Spout Springs Library to the downtown will also generate activity and create awareness of downtown 
offerings by attracting local residents and tourists. 
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7 OFFICE MARKET ASSESSMENT 

The potential for office as a land use in a redeveloped downtown Flowery Branch should not be 
overlooked. The fact that Flowery Branch does not currently support large-block office users makes the 
smaller scale of downtown properties all the more attractive to locally serving professional businesses with 
modest space needs. 
 
A. DEFINITION OF OFFICE CLASSIFICATIONS 
 
 Class A: In general, a class A building is an extremely desirable investment-grade property with 

the highest quality construction and workmanship, materials and systems, significant architectural 
features, the highest quality/expensive finish and trim, abundant amenities, first rate maintenance 
and management; usually occupied by prestigious tenants with above average rental rates and in 
an excellent location with exceptional accessibility. 

 Class B: A class B building typically offers more utilitarian space without special attractions. It will 
typically have ordinary architectural design and structural features, with average interior finish, 
systems, and floor plans, adequate systems and overall condition. It will typically not have the 
abundant amenities and location that a class A building will have. 

 Class C: In general, a class C building is a no-frills, older building that offers basic space. The 
property has below-average maintenance and management, a mixed or low tenant prestige, and 
inferior elevators and mechanical/electrical systems. 

Existing commercial office space in downtown Flowery Branch, whether ground floor or second story, would 
fall under the Class C designation. 

B. OFFICE MARKET CHARACTERISTICS 

The CoStar office submarket that includes Flowery Branch falls within the same Gainesville/Hall County 
Submarket boundaries as retail. Unlike retail, however, almost all of the submarket’s total office inventory 
is concentrated in Gainesville. 

Not surprisingly, the Gainesville/Hall County Submarket is a predominantly Class B/Class C market, being 
located on the outer, rural edge of the Atlanta metro area. Class C buildings, which characterize most of 
Flowery Branch’s stock, are by far the most numerous, and average less than 5,000 square feet in floor 
area. This size is suitable for locally serving professional businesses and small startups of up to 20 
employees, yet still subdividable to 
accommodate several smaller 
businesses. 

Although asking rents for Class C 
space average $14.49 (Table 7-1), it 
is questionable whether this rate could 
be supported in downtown Flowery 
Branch since it does not have what 
would be considered an established 
office market. Nonetheless, Flowery 
Branch could position itself as a value 
alternative to Gainesville, particularly 
when space becomes available in the 
event of a relocation of City Hall. 

 

Table 7-1
Gainesville/Hall County Office Submarket Characteristics
First Quarter 2013

Asking 
# Blds Total RBA* Vacancy Rents

Class A 3 276,388 16.4% $26.69
Class B 133 1,882,885 14.3% $17.43
Class C 359 1,666,260 14.9% $14.49
Total 495 3,825,533 14.7% $16.89
*rentable building area
Source: CoStar; RKG Associates 2013

Existing Inventory
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8 SUMMARY CONCLUSION 

This section assesses the potential for each of the land uses that were examined as part of the market 
analysis. 
 
A. RESIDENTIAL 
 
Flowery Branch’s rapid residential growth has been attributed to the availability of relatively inexpensive 
land, development pressure from Atlanta’s northern suburbs, and the attractiveness of the area around 
Lake Lanier. Flowery Branch’s housing market should pick up at such time and to the extent that the metro 
Atlanta housing market does, since all of the elements that give it its unique appeal and attractiveness are 
still in place. It is questionable however, whether the market will regain its former momentum any time in 
the foreseeable future. Nonetheless, as the local housing market stabilizes and ongoing developments are 
reactivated, the prospects for new housing in the downtown will improve. 
 
What to build? Townhouses would be a very appropriate product for downtown’s opportunity sites since 
they are a proven product in the marketplace, are consistent with density and massing on Main Street, and 
would fit well onto available sites. The most suitable site for residential development is the old furniture 
factory site at the northwest quadrant of Main and Mitchell Streets, particularly in light of the fact that it is 
somewhat removed from the Norfolk-Southern railway. In addition, successful residential development at 
this site creates the momentum and opens the possibility of redevelopment of the underutilized apartment 
building site to the south, across Main Street. This other opportunity site is of sufficient area to 
accommodate a more diverse mix of urban density housing. 
 
The actual housing product should be of sufficient quality to set a relatively high standard for future 
residential development in downtown Flowery Branch, and otherwise set the tone for future development. 
Standards of quality are somewhat subjective, but an assessment of the range of Flowery Branch’s current 
townhouse inventory can serve to identify benchmarks at the high and low ends. A survey of townhouse 
units currently marketed for sale identified two units in Sterling on the Lake, three units in Starboard Acres, 
and one unit in Waterstone Crossing. List prices range from a high of $344,900 for a 3,460-square-foot 
unit in Sterling on the Lake to $75,000 for a 1,677-square-foot unit at Waterstone Crossing (Table 8-1). 
  
Based on a physical reconnaissance of 
communities in Flowery Branch and 
discussions with local real estate 
professionals, the “middle ground” 
between the below-$100,000 and 
above-$325,000 townhouse inventory 
is very sparsely populated, which 
presents the opportunity to enter the 
market with product in the $150,000 
to $250,000 range. 
 
 

E. RETAIL 
 
The ability of commercial districts to produce retail sales and therefore sustain retail tenants is determined 
by their ability to draw consumers. Overall, the City of Flowery Branch has demonstrated this ability 
through the success of its most recent retail development, the Stonebridge Village Shops power center. 
While the Stonebridge Village Shops validates the notion that the Flowery Branch retail marketplace was 

Table 8-1
Selected Listings of Townhouses for Sale 
City of Flowery Branch
Subdivision Configuration Square Feet List Price
Sterling on the Lake 4 BR/5 BA 3,460 $325,000
Sterling on the Lake 4 BR/3.5 BA 2,778 $344,900
Starboard Acres 3 BR/2.5 BA 1,506 $99,900
Starboard Acres 2 BR/2.5 BA 1,536 $97,000
Waterstone Crossing 3 BR/ 2.5 BA 1,677 $75,000
Source: RKG Associates 2013
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previously underserved, its drawing power and retail offerings creates additional challenges for the 
downtown. Indeed, Flowery Branch’s suburbanization of retail has been late to arrive. Fortunately, many 
lessons were learned and techniques have been honed since retail began migrating out of downtowns in 
the 1950s. Nonetheless, the City of Flowery Branch must understand that market analysis alone is not 
sufficient to bring about the successful development and revitalization of downtown shopping districts. 
However, a community development and marketing strategy based on up-to-date information on market 
conditions will improve the probability of success. 
 
The first priority in a retail attraction strategy for Flowery Branch should be to re-tenant vacant space. 
Existing vacant properties include not only storefront space, but a fully equipped restaurant as well. If the 
City should move forward with plans to relocate public services in a new city hall, this will result in vacating 
between 10,000 and 15,000 additional square feet of commercial space on Main Street. 
 
A commonly used term in the downtown revitalization parlance is “critical mass”, which refers to a mix of 
use such as retail stores, food and beverage establishments, and cultural attractions with the ability to 
draw consumers from a broad trade area to shop, dine, and be entertained. A destination restaurant (as 
Antebellum is or aspires to be), for example, can serve as a key element of critical mass. Two popular 
restaurants can create a critical mass all their own, and otherwise attract other tenants who seek to 
capitalize on the activity and foot traffic generated. Any retail strategy undertaken by the City should 
seek to achieve critical mass. It is recommended that such a strategy considers the following: 
 
 The Flowery Branch marketplace comprises not one, but two key market segments: residents and 

lake-generated visitors; 
 Any downtown marketing effort must specifically target the 2,700-plus boat owners, and their 

guests, who regularly visit Flowery Branch. 
 Underutilized sites can host interim activity generating uses – for example, conventional wisdom 

has it that the Spout Springs Library Farmer’s Market may be seeking a new home. A location 
fronting Atlanta Highway would provide the access and visibility to attract both residents and 
tourists into the downtown; 

 Any redevelopment activity will attract the attention of prospective investors and tenants, 
particularly residential. Retail is not a leading, but a following land use. 

 

F. OFFICE 

There is both ground floor and second story space on Main Street that is more suitable for office use than 
retail, in its current configuration. This space should be marketed to both professional and personal services 
type businesses. This effort should probably be led by local real estate professionals for best results. 

Although there is a strong desire among stakeholders to re-tenant the downtown with retail, professional 
tenants may be more suited to vacated city offices, particularly since space is currently configured for 
office use and could require considerable expense for retail tenant fit-out. 
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9 FISCAL AND FINANCIAL PARAMETERS 

This section assesses the potential fiscal impact of the conceptual development program and includes a 
discussion on the financial parameters of residential and non-residential development. 
 
A. CONCEPTUAL DEVELOPMENT PROGRAM 
 
The conceptual development program that has 
been proposed for downtown Flowery Branch 
includes a mix of residential and non-residential 
elements, the implementation of which will occur 
in phases over time, largely dependent of 
prevailing market conditions (Table 9-1). The 
redevelopment program for downtown includes 
public improvements which includes tighter 
linkages to Lake Lanier to more closely identify it 
with the Flowery Branch brand, and otherwise 
create a more attractive environment for 
potential investors. 

From a market support standpoint, residential 
development has a higher likelihood of occurring 
in the early to mid-phases of redevelopment than non-residential uses, which are more likely to come to 
fruition in the later phases. If City agencies are relocated to a new City Hall, this will vacate additional 
building space in the downtown that will need to be re-tenanted and stabilized before any new additions 
to supply can be justified.  

For the purposes of this analysis, the conceptual building program has been refined based on current 
market realities, and the anticipation that redevelopment implementation can shift market dynamics to 
support new uses such as residential condominiums. Of course, any development plan should retain the 
flexibility to respond to changes in the marketplace, but the proposed conceptual development plan 
recognizes the practical aspects associate with the opportunity sites’ land holding capacity, and adheres to 
Smart Growth principles.  

B. TAX ALLOCATION DISTRICT (TAD) REVENUES 

TAD revenues are incremental property tax revenues generated within a defined geography (district) that 
are typically used to service the debt on bonds issued to fund public infrastructure improvements. TAD 
proceeds can also be used to enhance the feasibility of redevelopment projects within the district. TADs 
typically have a defined duration, which in the case of Flowery Branch is 30 years from creation to 
termination. As new property improvements are brought on line within the TAD, the net new increment in 
assessed values generates taxes that are diverted into the district, rather than government general funds 
or, in some cases, school districts. The Flowery Branch TAD currently collects revenues from Flowery Branch 
and Hall County, but the Hall County School District stands as a potential participant as well. The following 
analysis estimates TAD revenues from the proposed redevelopment program, fully built out and in 2013 
dollars, without and with School District revenues. 

TAD revenues are calculated based on the estimated market value of the residential components, and the 
estimated replacement value of the non-residential components. The value per square foot for non-
residential components are derived from Marshall & Swift, a national building cost data provider, and are 
localized for the Atlanta/Athens region. Millage rates are derived from the Georgia Department of 
Revenue, and are for 2012. Taxable values are calculated based on local tax assessment practices, and 

Table 9-1
DowntownDevelopment Concepts
City of Flowery Branch
Townhomes at Main and Mitchell Units SF

Townhouses (2-story) 9 3,500

Townhouses (3-story) 9 5,250

Mixed Use Building at Church and Pine Units SF

Condos 10 1,545

Office/Services 16,350

New Retail on Pine Street Extension Units SF

Retail 22,000

Source: Pond & Co.; RKG Associates 2013
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yield estimated TAD revenues of approximately $47,400 annually (Table 9-2) without school district 
participation. This revenue stream could support debt of approximately $800,000, based on a 30-year, 
4.2%, AAA tax free municipal bond. 

 

The participation of the Hall County School District in the TAD would increase the millage rate by 18.49, to 
a total of 27.57. This would yield estimated TAD revenues of approximately $143,957 annually (Table 9-
3). This revenue stream could support debt of approximately $2.4 million with school district participation, 
based on a 30-year, 4.2%, AAA tax free municipal bond. 

 

 

Table 9-2
TAD Anlaysis for Downtown Development Concepts w/o School District Participation
City of Flowey Branch

Townhomes at Main and 
Mitchell Units SF Value/SF Total Value

Assessed 
Value

Homestead 
Exemption

Existing 
Base

Taxable 
Value

Millage 

Rate
1

TAD 
Revenue

Townhouses (2-story) 9 3,500 $110.00 $3,465,000 $1,386,000 $90,000 $61,551 $1,234,450 9.087 $11,217

Townhouses (3-story) 9 5,250 $110.00 $5,197,500 $2,079,000 $90,000 $61,550 $1,927,450 9.087 $17,515

Subtotal $28,732

Mixed Use Building at 
Church and Pine Units SF Value/SF Total Value

Assessed 
Value

Homestead 
Exemption

Existing 
Base

Taxable 
Value

Millage 

Rate
1

TAD 
Revenue

Condos 10 1,545 $115.00 $1,776,750 $710,700 $100,000 $42,823 $567,878 9.087 $5,160

Office/Services
1

16,350 $117.58 $1,922,368 $768,947 $42,822 $726,125 9.087 $6,598

Subtotal $11,759

New Retail on Pine Street 
Extension Units SF Value/SF Total Value

Assessed 
Value

Homestead 
Exemption

Existing 
Base

Taxable 
Value

Millage 

Rate
1

TAD 
Revenue

Retail
2

22,000 $88.15 $1,939,212 $775,685 $11,412 $764,273 9.087 $6,945

Subtotal $6,945

$47,436
1
City, County

2
Replacement (construction) value derived from Marshall and Swift for "Good Class D Office" designation localized for Atlanta/Athens

3
Replacement (construction) value derived from Marshall and Swift for "Good Class C Retail" designation localized for Atlanta/Athens

Source: RKG Associates 2013

TOTAL ANNUAL

Table 9-3
TAD Anlaysis for Downtown Development Concepts w/ School District Participation
City of Flowey Branch

Townhomes at Main and 
Mitchell Units SF Value/SF Total Value

Assessed 
Value

Homestead 
Exemption

Existing 
Base

Taxable 
Value

Millage 

Rate
1

TAD 
Revenue

Townhouses (2-story) 9 3,500 $110.00 $3,465,000 $1,386,000 $90,000 $61,551 $1,234,450 27.577 $34,042

Townhouses (3-story) 9 5,250 $110.00 $5,197,500 $2,079,000 $90,000 $61,550 $1,927,450 27.577 $53,153

Subtotal $87,196

Mixed Use Building at 
Church and Pine Units SF Value/SF Total Value

Assessed 
Value

Homestead 
Exemption

Existing 
Base

Taxable 
Value

Millage 

Rate
1

TAD 
Revenue

Condos 10 1,545 $115.00 $1,776,750 $710,700 $100,000 $42,823 $567,878 27.577 $15,660

Office/Services
1

16,350 $117.58 $1,922,368 $768,947 $42,822 $726,125 27.577 $20,024

Subtotal $35,685

New Retail on Pine Street 
Extension Units SF Value/SF Total Value

Assessed 
Value

Homestead 
Exemption

Existing 
Base

Taxable 
Value

Millage 

Rate
1

TAD 
Revenue

Retail
2

22,000 $88.15 $1,939,212 $775,685 $11,412 $764,273 27.577 $21,076

Subtotal $21,076

$143,957
1
City, County, School District

2
Replacement (construction) value derived from Marshall and Swift for "Good Class D Office" designation localized for Atlanta/Athens

3
Replacement (construction) value derived from Marshall and Swift for "Good Class C Retail" designation localized for Atlanta/Athens

Source: RKG Associates 2013

TOTAL ANNUAL
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C. FINANCIAL FEASIBILITY 

For-sale residential and income producing non-residential development are governed by markedly 
different financial parameters. The wide variety of housing typologies and price points allow for wide 
latitude and flexibility with regard to the purchase of land, for instance. As always, however, location is 
the prime determinant of what the value of the land may be.  

Ultimately, a professional appraisal is the most prudent course of action for estimating land value, and 
should be conducted just prior to offering a property for sale. This ensures that the appraised value most 
accurately reflects current market conditions. Nonetheless, rules of thumb valuations are often conducted 
for estimating benchmark values, and are typically based on an acceptable proportion of land to building 
costs, which can range from 10% to 25%, depending on location, market conditions, etc.  

The for-sale residential builder delivers and sells product, the moves on to the next project, profit (or not) 
in hand. Non-residential income producing properties must perform consistently for a certain holding 
period and sell at a profit in order to yield a desired return on investment, and a somewhat inelastic 
market is a strong determinant of feasibility. For example, based on the market analysis we know that 
Class B office space average rent is $17.43/SF in the Gainesville/Hall County submarket. We also know 
that shopping center rents are $13.30/SF, and rents in Downtown Flowery Branch are in the $6/SF to 
$8/SF. If considering the downtown for development of a commercial building, the potential investor 
would first collect this data, then conduct an abbreviated preliminary financial analysis before deciding to 
move onto the next phase of the decision making process. In this sensitivity analysis, a required rent per 
square foot is calculated that meets the financing requirements and return objectives of the investor. 

The following Table 9-4 shows a preliminary financial analysis for the proposed non-residential elements 
of the redevelopment plan. The cost of improvements are consistent with those in Tables 9-2 and 9-3, and 
are estimated to equal approximately $3.9 million. The assumption for cost of land is 15% of building 
costs – this number is highly variable, and should not be construed as an accurate value. The loan to value 
ratio of 70%, debt interest of 6.75%, and return on equity of 18% are based on information obtained 
from local developers. Based on these parameters, and estimated operating costs of 10% of gross 
revenues (rents are assumed to be triple net, which requires the 
tenant to pay property taxes, insurance and utilities – the landlord 
pays for maintenance, management, and replacement reserve. The 
leases are variable, however). Based on these assumptions, the 
required rent would equal $17.00 per square foot. In the event of 
double net, net, or full service lease, this number would be higher. 

What this exercise illustrates is a first step in the “go-no, go” process 
the investor would take. In this case, the required rent may be higher 
than the current market would support, so the investor would most 
likely postpone or pass on a decision to develop the building at this 
time. However, as the environment in downtown Flowery Branch 
changes and market conditions are enhanced, a “go” decision could 
be more likely. 

 

 

 

 

Table 9-4
Preliminary Financial Feasibility
Non Residential Redevelopment

Square Feet 38,350

Cost of Improvements $3,861,580

Cost of Land (15%) $579,237

Total Development Costs $4,440,817

Loan to Value 70%

Equity @ 30% $1,332,245

Debt @ 70% $3,108,572

Interest on Debt 6.75%

Debt Service $287,750

Return on Equity 18%

Equity Payment $296,444

Total of Payments $584,194

Required Rent/SF NNN) $17.00

Annual Rent $651,950

Operating Costs @ 10% $65,195

NOI $586,755

Source: RKG associates 2013

City of Flowery Branch







APPENDIX

SUMMARY GUIDE

This summary is a tool for the city to use in promoting 
and explaining the redevelopment plan. It is designed 
to help the city communicate to potential developers 
a short summary of the redevelopment plan, the 
city’s role in future development, some of the exciting 
changes that will be coming Old Town, and ways to get 
involved in Old Town’s future development.





FLOWERY BRANCH OLD TOWN REDEVELOPMENT PLAN

Flowery Branch is a growing city located near Atlanta’s employment opportunities, Gainesville’s medical centers and 
community assets, Lake Lanier’s recreational opportunities, and North Georgia’s mountains. Old Town is Flowery Branch’s 
historic downtown, a charming main street community with a historic street grid, repurposed buildings for retail and offi  ce 
use, and plenty of local character. The city has recently completed a redevelopment plan for Old Town, which is ripe for new 
retail, restaurants, offi  ces, and various types of residential development.

This document off ers a summary of the redevelopment plan, highlighting several redevelopment opportunities. For  more 
details, please see the full Flowery Branch Old Town Redevelopment Plan or contact the city today!

THE BASICS

SUMMARY GUIDE
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AGE DISTRIBUTION, 2000-2011 PROJECTED HOUSING UNITS, 2010-2020

Entertainment and 
recreation fees 4%

Sporting goods, 
souveniers, other 11%

Motel, hotel, cabin, B&B 
3%

Camping fees 1%

Restaurant and 
bars 16%

Groceries, take-out, 
food/drinks 20%

Gas and oil 37%

Other auto and boat 
expenses 8%

LOCAL RECREATIONALSPENDING, 2006

Within a 15 minute driveshed, there is room in the market in several areas: full-service restaurants, limited service 
eating places, clothing and accessories, electronics and appliance stores, and furniture stores. 

RETAIL:

The Greater Hall Chamber of Commerce estimates that 10 million people visit the lake each year, spending 
from $152 to $197 million. Most of this spending is in gas and oil for boats and vehicles, but take-out and groceries 
made up a signifi cant 20% followed by restaurants at 16%.

RESIDENTIAL:

The growth of age groups 65 and higher suggests a demand for housing targeted to empty nesters and 
people that are interested in aging in place. Supporting this data are Flowery Branch’s decreasing household 
sizes. Flowery Branch’s average household size is 2.53, smaller than the county and state averages of 2.86 and 2.68 
respectively. The community agenda projects households to greatly increase by 2020, from around 2,262 to 3,560. 
While household size is shrinking, household income has been rising, largely due to an infl ux of higher income 
households attracted to new housing such as that in the Sterling on the Lake community.

The numbers and fi gures presented here are drawn from a market study that can be found in full in the redevelopment plan.

POPULATION:

Flowery Branch’s population has increased dramatically since 2000, more than tripling between 2000 and 
2012 from 1,806 to 6,012. 
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Data sources: Atlanta Regional Commission, Hall County.

Existing park Proposed gateways

Proposed trails
Proposed roundabout

Proposed street improvements
Proposed streets

Existing streets

Existing parcels

!

!
Proposed park expansion

Possible longterm develop-
ment

Proposed street demolition
Proposed advanced directional signs

!

!

!

!
!

!

Proposed 10’ bike/ped. path

LAKE
LANIER

NEW
MARINA

PARK

EXPANSION OF
EXISTING PARK

TIDEWATER
COVE

STARBOARD
ACRES 

CONNORS
PROPERTY

EXISTING DIGITAL
SIGN LOCATION

LINK TO
AQUALAND

MARINA

LINK TO
LAKE

LANIER

LINK TO
STERLING 

ON THE 
LAKE

DEVELOPMENT CONTEXT ENHANCED WATERFRONT • NEW BIKE/PED TRAILS 
CONNECTIVITY • WAYFINDING • GATEWAYS

This plan shows proposals in the vicinity of Old Town.



7
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Prepared by Pond & Company for the Flowery Branch Old Town Redevelopment Plan. 
Data sources: Atlanta Regional Commission, Hall County.
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This plan shows proposed development in Old Town and 
a possible long-term scenario for Old Town’s growth.

The concept plan shows both 
development projects that the city 

should pursue in the short term and 
a vision for how private development 
might occur in Old Town in the future.
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