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Why Plan in a Historic Preservation Area?
• Things change, context shifts, and history evolves;

• The character of the corridor has been compromised with 
past focus on the automobile; 

• In order to re-establish a context for the area as a vibrant 
multimodal center of heritage, culture, business and 
neighborhood life that is friendly to commuters, visitors, and 
residents alike. 



CONTINUITY 

This Plan Updates the 2008 
Livable Centers Initiative Atlanta 
Street Corridor Plan 

LCI Plan was Approved but Not 
Adopted by the City

Update Recommendation:
Clarify Status by adopting the LCI 
Plan or by supplanting the LCI 
Plan with the adopted Update.



CONTINUITY 

LCI Recommendations:

• Create village identities
• Promote mixed-use development
• Create balanced transportation 

solutions
• Design for pedestrian-friendly 

environments
• Refocus and refine historic preservation 

efforts

Update Recommendation:
Update Report Should Supplant LCI Plan
Extend update to cover entire Historic 

District Gateway



Create Village Identities



LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts

Update Recommendation:
Revise “Village” boundaries to 
reflect pedestrian-scaled 
neighborhood relationships.



Update Recommendation:
Emphasize three Village Centers that 
each serve one or more historic 
zones.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



TABLE 1A. ZONING DISTRICT DESCRIPTIONS

T1  B-­3.1 NATURAL ZONE

   This  zone  consists  of  lands  approximating  or  reverting  to  a  wilderness  condition,  including  
lands  unsuitable  for  settlement  due  to  topography,  hydrology  or  vegetation.

T3  B-­3. 3 NEIGHBORHOOD GENERAL ZONE

   This   zone   consists   of   a   medium   to   low-­density   mix   of   primarily   cottages   and   houses  
with  some  shop  fronts.  Buildings  are  primarily  one-­story  and  accommodate  housing  and  
neighborhood  services  and  cafes.  Blocks  are  larger  and  loosely  built  with  primarily  swales,  
and  buildings  are  set  back  from  the  street.  Sidewalks  and  pedestrian  paths  are  narrow,  
landscaping  is  naturalistic  and  parking  is  accommodated  within  the  lot  or  parallel  on  street.  

T4  B-­3.2 NEIGHBORHOOD CENTER ZONE:  

 This  zone  consists  of  medium  density,  primarily  corner  shop  front  and  2-­stoy  mixed-­use  

upper  story  apartments.  Blocks  are  larger  but  regularly  built,  usually  with  street  curbs,  and  
buildings  are  near  the  street.    Sidewalks  are  wide,  tree  planting  is  regular  and  parking  is  
predominantly  in  adjacent  lots  or  on  the  street.  

T5  T5 TOWN CENTER ZONE

   This  zone  consists  of  higher  density,  minimum  2-­story  mixed-­use  buildings  that  accom-­

tightly  built,  streets  are  curbed  and  buildings  are  close  to  the  street.  Sidewalks  are  wide,  
tree  planting  is  regular  and  parking  is  in  the  rear.  

C1,2  C-­1 & C-­2 CIVIC ZONES  
 This  zone  consists  of  Government  (C-­1),  Educational  or  Religious  Institutions  (C-­3)  uses  

that  serve  the  public  good.  The  architecture  and  urbanism  is  uniquely  designed.

Update Recommendation:
Utilize Transect in structuring Villages

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Adopt a Regulating Plan to define 
individual village identities and inter-
village relationships.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Promote Mixed-Use Development



Update Recommendation:
Establish Redevelopment Principles 

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Prioritize three centers for more 
intense application of Redevelopment 
Principles.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Develop the three centers, based on 
Redevelopment Principles with 
different characters: Civic, Town 
Center, Neighborhood Center.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Adopt the Transect-Based use tables 
guided by the Regulating Plan

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Create Balanced Transportation Solutions
Design for Pedestrian-Friendly Environments



Update Recommendations:
Utilize a wide pallet of bike 
accommodations calibrated to 
specific contexts. 

In order to reduce the need for 
additional pavement, make use of 
shared lanes in safe, slow local 
streets whenever possible.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Most streets are very good for 
bicycling (green)

Atlanta Street and Marrietta Highway 
are very bad for bicycling (red)

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendations:
Consider route choice behaviors when 
planning bike corridors. 

Recreational bikers’ behavior is 
different than commuter bike 
behavior. This is particularly 
important when considering routes 
along S. Atlanta down to the river 
where bike demand is primarily 
recreational.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Proposals for integrating bike and 
pedestrian circulation in the Atlanta 
Street corridor

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts

    Signalized Crossing
    Pedestrian Priority Zone
    Bike Zone



Update Recommendation:
Adopt the group of focus area plans as 
the Historic District Redevelopment 
Master Plan.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Two way boulevard rather than one 
way split. The boulevard option is 
better for:

•Commerce
•Cost
•Visual Impact
•Politics
•Access
•Urban Form

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Utilize the Atlanta Street Scroll in the 
design of the road and when road is 
finished utilize it in finalizing a code 
for the corridor.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Refocus and Refine Historic Preservation Efforts



Update Recommendation:
Think of villages and historic zones 
separately: a single neighborhood or 
village can contain more than one 
historic zones.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Text

Update Recommendation:
Consider the role of Zone D in the 
Historic District. There are a 
collection of historic buildings in this 
zone, but not a strong place-context.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Adopt Redevelopment Priority Areas 
within the Historic District. Place less 
emphasis on building preservation 
than on place-context repositioning in 
these areas.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Reinforce the integrity of the Historic 
District by regularizing study 
boundaries and Historic District 
boundaries.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Determine the best boundary and then 
amend all districts to conform to that 
boundary

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Integrate Historic District Design 
Guidelines into Zoning Code.

Amend and Update these as 
necessary, with each update 
supplanting the preceding version.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Utilize Historic Design Guidelines as 
criteria in establishing preservation 
goals for specific buildings. 

Consider rating all Historic buildings in 
advance of any permit applications.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:
Amend historic designation categories 
to be more clear, intentional, and 
decisive about historic preservation 
goals.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:

Shift to contributing and 
non-contributing categories of historic 
designation

Current Designations:
Historic (red)
Historic Obscured (yellow)
Non-Historic (yellow)
Intrusion (Green)
Vacant (Green)

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Update Recommendation:

Consider place history as well the 
building history in determining 
preservation goals by establishing:
1. the place- contexts to be 
preserved, and 

2. the buildings that contribute to the 
place context.

Individual buildings that are important 
to Roswell’s history, but located in 
non-critical place-contexts can be 
protected differently than buildings 
that help define historically resonant 
places.Inman Park in Atlanta is an example of a historic 

district structured on contributing/ non-contributing 
building designation categories.

LCI Recommendations:
• Create village identities
• Promote mixed-use development
• Create balanced transportation solutions
• Design for pedestrian-friendly environments
• Refocus and refine historic preservation efforts



Deliverable
Document:

Design Standards
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Design Standards

Update Recommendation:
Consolidate into a single document.
Address any deficiencies.



Update Recommendation:

Bring Forward Good Information in the 
Existing Document:

- History Summary
- Permit and Review Processes
- General guidance on critical elements 
of historic buildings

- General guidance on maintenance, 
preservations and compatible new 
construction

- Ordinances 

Design Standards



Design Standards

Update Recommendation:

Integrate Design Guidelines with Zoning, and place 
an emphasis on compatibility rules such as:

The element in question (roof form, architectural 
trim, etc.) shall compliment, match, or respond to 
that which predominates on the contributing 
buildings of the same block face or, where 
quantifiable (i.e., buildings height and width as 
measured at front facade, floor height, lot 
dimensions, etc.), no smaller than the smallest or 
larger than the largest such dimension of the 
contributing buildings of the same block face.  



Design Standards

Update Recommendation:

Integrate with Zoning and place an 
emphasis on compatibility rules.



Areas to apply land use regulations 
shown in blue.

Design Standards



Areas to apply land use regulations 
shown in blue.

With parcels blacked out that are best 
regulated by historic Preservation 
regulations.

Design Standards



Areas to apply land use regulations 
shown in blue.

With parcels blacked out that are best 
regulated by historic Preservation 
regulations.

And with parcels that have sufficient 
context to exercise compatibility 
provisions as land use regulations

Design Standards



Areas to apply land use regulations 
shown in blue.

With parcels blacked out that are best 
regulated by historic Preservation 
regulations.

And with parcels blacked out that have 
sufficient context to exercise 
compatibility provisions as land use 
regulations

And with areas blacked out that have a 
specific code already in place.

Design Standards



Areas to apply land use regulations 
shown in blue.

With parcels blacked out that are best 
regulated by historic Preservation 
regulations.

And with parcels blacked out that have 
sufficient context to exercise 
compatibility provisions as land use 
regulations

And with areas blacked out that have a 
specific code already in place.

And showing areas that should be 
considered Special Districts in teal.

Design Standards



Areas to apply land use regulations.

With parcels blacked out that are best 
regulated by historic Preservation 
regulations.

And with parcels blacked out that 
have sufficient context to exercise 
compatibility provisions.

And with areas blacked out that have 
a specific code already in place.

And showing areas that should be 
considered Special Districts in teal.

And showing parcels that are 
addressed by the scroll in Purple.

Design Standards



Building Disposition Summaries

Design Standards

Regulations not needed in a Preservation Priority Areas if 
Compatibility Rules are applied.

Preservation Priority Areas shown in Black



Design Standards

Transect based Use tables can be applied throughout the 
Historic District

Transects are delineated by the Regulating Plan
This plan should be extended to the entire Historic District

Building Function Table should be 
applied to the whole district



Design Standards

Transect based parking tables can be applied throughout the 
Historic District

Transects are delineated by the Regulating Plan
This plan should be extended to the entire Historic District

Parking Requirements Table 
should be applied to the whole 
district



Design Standards

Update Recommendation:

Distinguish between Guidelines 
(advisory) and Codes (mandatory). 

Generally Codes are established with 
text and illustrated by images. 

Guidelines are generally established 
with images and supplemented with 
text. 



Deliverable
Document:

Cultural Resources
 Report

H I S T O R I C 
G A T E W A Y

ROSWELL, GEORGIA

CULTURAL RESOURCES

2ND DRAFT  REPORT

MAY 2012



Cultural Resources

Update Recommendation:

Review parcel update 
recommendations with Historic 
Preservation Commission

Convert to a Contributing/Non-
Contributing property designation 
system.

Define the place-context of Historic 
Zones

Designate Redevelopment Priority 
Areas



Cultural Resources

Update Recommendation:

Several Mid-Century buildings, 
currently designated as Intrusions are 
now 50 years old and thus their 
historic status can be reconsidered. 

The auto-orientation of these buildings, 
with parking to the front and side, 
detracts from the pedestrian 
experience. Because of negative 
impacts to the pedestrian realm these 
buildings should continue to be 
considered intrusions.

ROSWELL, GEORGIA

©  2 0 1 2  D U A N Y  P L A T E R -­ Z Y B E R K  &  C O M PA N Y
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SUMMARY | HISTORIC PRESERVATION AND REDEVELOPMENT
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HISTORIC BUILDINGS IMPACTED BY PROPOSED DEVELOPMENT
As the City of  Roswell redevelopes Atlanta Street and strengthens neighborhood centers in the Historic Gateway Dis-­
trict, policy must be created that is intentional in balancing preservation and redevelopment goals. 
General Options: 
1) Recognize the designated Civic, Town, and Neighborhood Centers in as subdistricts with in the locally declared Histric 
District. Place less emphasis on preservation and more on redevelopment in the Centers. Policies can include provisions 
to treat Historic Obscured propeties as Non-­Historic, and more willingness to allow Historic Properties to be moved or 
salvaged in the Centers.
2) Establish as policy that all “strip” retail buildings with parking along the frontage or sideyard  are Intrusions because 
they detract from the pedestrian experience.
3) Establish policy that Historic buildings developed for a T2 (rural) or T3 (suburban) context and today front Atlanta 
Street have been heavily impacted by the growth of  Atlanta Street into a regional throughway and may be considered 
Historic Obscured.
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Specific Building Options:

Buildings 1-­6 shown to the left are ap-­
proaching 50 years old and thus are 
eligable for historic status. They are all 
clustered up around the Civic Square 
Center. 
Recommendations: 
1) Mid-­century Auto-­oriented retail 
buildings with parking infront or to 
the side of  the building negatively 
impact the pedestrian experience. Cat-­
egorize buildings 1-­5 as Intrusions.
2) Either create a category for Non-­
contributing Historic Building, or cat-­
egorize buildings that are more than 
50 years old but not of  historical in-­
terest as Non Historic.

Buildings 7-­10 are currently designat-­
ed historic (8-­10) or historic obscured 
(7). They are situated along a difficult 
section of  Atlanta Street that DPZ has 
proposed for redevelopment. Should 
DPZ propose policy that favors the 
redevelopment need for this area over 
the historic status of  the buildings, or 
should the buildings be protected?
Recommendations:
1) Categorize buildings 7-­9 as His-­
toric Obscured. Place a low priority 
on preservation of  Historic Obscured 
buildings.

Buildings in the 11 grouping and 
shown in the following two pages.

22 Ramsey

825 Atlanta St 

836 Atlanta Street

854 Atlanta St

5

61

2

3

4

872 Atlanta St

839 Atlanta St 

11 Maple Street

647 Atlanta St

659 Atlanta St7

8

9

14 Sloan Street10
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Master Plan 
Report



Master Plan

Existing Conditions



Master Plan

Update Recommendation:

Integrate the Context Sensitive Design Score into the 
redevelopment design process for Atlanta Street.

As designs for sections of Atlanta Street finalize, 
integrate the Context Sensitive Design Score into 
land use ordinances.



Master Plan

Update Recommendation:

Develop LCI redevelopment recommendations into 
specific redevelopment plans (new construction 
shown in dark grey)



Master Plan

Update Recommendation:

Define three village centers and intensify 
redevelopment in those areas.



New Canton Street



Master Plan | Town Center Square

Existing Conditions



Update Recommendation:

Conceptualize the Town Center Square 
as an ornamental green and place for 
important events. 

Restore the area’s role as a town center 
by developing a new, pedestrian-
oriented back street offset from the 
square. The back street is more 
capable of serving as both a regional 
draw and neighborhood main street 
than the square, which is heavily 
impacted by the volume of traffic 
converging at eh Marietta Highway/ 
Atlanta Street intersection.

Master Plan | Town Center Square



Existing Conditions

Master Plan | Town Center Square



Proposal with hardware store intact

Master Plan | Town Center Square



Proposal with a grocery store replacing 
the hardware store

Master Plan | Town Center Square



Rendering of pedestrian section of 
backstreet.

Master Plan | Town Center Square



Civic Square





Existing Conditions

Master Plan | Civic Square



Existing Conditions

Master Plan | Civic Square





Southern Neighborhood Center



Existing Conditions

Master Plan | Southern Center



Existing Conditions

Master Plan | Southern Center
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Completing the Planning 
Process

H I S T O R I C 
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DRAFT REPORT
MAY 2012

Update Recommendations:

Master Plan Should Contain:
Overview
Background (pull forward from LCI plan)
A single Gateway District boundary 
Urban Score
Three Centers Plans
View sheds/ Vistas plan

Standards for formation of Special 
Districts

Adopt as an updated plan that 
supplants the original LCI 
document



Completing the Planning 
Process

Update Recommendations:

Should Contain:
Updated Historic Properties Map
Establishment of redevelopment priority 

areas
Standards for review of Historic 

Buildings 
Shift to contributing/ non-contributing 

designations
Consolidated Design Guidelines (from 

existing)
Compatibility rule(s)
All special areas ordinances

Should be adopted by Council and/
or HPC

H I S T O R I C 
G A T E W A Y

ROSWELL, GEORGIA

DESIGN STANDARDS

DRAFT DOCUMENTS

MAY 11 



Completing the Planning 
Process

Update Recommendations:

Should contain the survey of 
historic properties.

The report is an advisory document 
prepared for the City Council and 
Historic Planning Commission

Approve final document (not for 
adoption)

H I S T O R I C 
G A T E W A Y

ROSWELL, GEORGIA

CULTURAL RESOURCES

2ND DRAFT  REPORT

MAY 2012
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