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ISSUE STATEMENT  
 

STUDY NEED AND PURPOSE 
 
The overall purpose of the City of Griffin’s Livable Centers Initiative Town Center grant 
application is to develop a master plan identifying opportunities and projects that enhance 
the potential for improved pedestrian connections and safety, plan for future 
transit/commuter rail stops, expanded parking needs, expand housing choice downtown, 
plan for mixed use developments, expanded market opportunities and increase Griffin’s 
identity and sense of place.   
 

The need to improved pedestrian 
connections and safety within the 
study area is predicated on the fact 
that the study area as well as the City 
of Griffin is divided north and south 
by Norfolk Southern Railroad, which 
presently serves as a main freight line 
and will be the new commuter rail 
line. Presently there exist four (4) 
railroad crossings within the study 
area with only one above grade 

crossing located at 6th Street Bridge. The bridge is an old rusted iron bridge that has only 
two lanes and provides no safe pedestrian walkway even though is utilized extensively by 
pedestrian to access downtown during train activities below. The at grade crossing 
presently provides no striped areas denoting crossing and are a safety issue for the city’s 
mostly minority low income residents and neighborhoods. An expansion of the city’s 
streetscape program along North Hill Street (Main Street), north of the train tracks would 
enhance the sense of place as redevelopment of this area takes shape.   
 
Support for a downtown commuter rail station is a key element of the ARC and City of 
Griffin as the proposed commuter system is funded for Atlanta to Lovejoy in 2006 and 
Lovejoy to Griffin in 2008. An investigation of the location and scope of the commuter 
rail station and its proximity to other modes of transportation is key to a successful 
integration of multi-modal system into Griffin and its regional area. As Griffin plans for 
future population growth and the expanded regional influence of Metro-Atlanta, regional 
connectivity via commuter rail will play key role in the city’s successful transition from a 
textile mill town.  Georgia Rail Passenger Authority (GRPA) has estimated Griffin 
having the highest level of riders than any other city along the proposed commuter rail 
system (Atlanta to Macon). There are proposed six trains per day operating from the City 
of Griffin; moreover, the commuter train layover yard is proposed for the city and within 
the study area. An important component of the commuter rail system in the city will be 
the availability of adequate parking. Presently, there exists a shortage of available parking 
within the study area, specifically within the geographic area of the proposed rail station 
(North Hill Street). This need has had a major impact on the revitalization of downtown, 
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whereby, limiting the business expansion and employment opportunities along North Hill 
Street and adjacent arteries.  
 
Housing within the study area is made up of the typical traditional single-family detach 
dwelling units with a mix of small loft apartments within the North Hill Street (Main 
Street) corridor. The majority of the housing is located along the fringe of the study area; 
however, there are some loft apartments and condominiums within the Historic 
Downtown. Transit Oriented Development (TOD) should be an integral part of the 
Griffin Town Center LCI grant. Currently, there exists no such type of development 
within the study area or the City of Griffin. This type of development should provide the 
necessary density to support the Atlanta to Griffin commuter rail system. The Griffin 
Town Center LCI grant should investigate and incorporate mixed-use developments that 
allow for live-work-play in concert with the existing historic downtown character with 
the Historic Downtown Griffin. These retail, office and residential multi-story type 
developments would compliment the existing multi-story buildings located within the 
study area and adjacent to the proposed commuter rail line.   
 
Over the past twenty-five (25) years, commercial 
and market activities within the study area have 
declined as Griffin lost its regional activity center 
designation. Griffin once served as the activity and 
employment center for Southern Crescent region to 
include Spalding, Butt, Lamar, Pike and Meriwether 
Counties. Much of that activity was centered on the 
historic downtown and central business district. All 
but one textile mill have closed which has had a 
devastating impact on the downtown area of Griffin, 
with many of the mill’s former employees now 
unemployed. Investigating the commercial viability 
and marketability of Downtown Griffin is needed to address to bring this once vibrant 
center back to respectability. Within the study area are two large vacant mill buildings 
and numerous smaller industrial buildings that are very much underutilized; investigating 
the adaptive reuse of these buildings should be incorporated within the study.  
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RELATIONSHIP TO THE LCI PROGRAM GOALS  
 
Goal 1: Encourage a diversity of residential neighborhoods, employment, shopping and 
recreation choices at the activity center and town center level; housing should be given 
strong focus to create mixed-income neighborhoods that support the concept of “aging in 
place”.  
 

The Griffin 2024 Comprehensive Plan, 
Housing, Land Use and Economic 
Development goals are in concert with that of 
the LCI program goal. The opportunities exist 
to develop a range of housing type, mixed use 
and mixed income developments within the 
area of the proposed commuter rail station. 
Many of the residential, commercial and 
industrial properties within close proximity of 
the commuter rail are either vacant, 
blighted/substandard or very much under 

utilized and are excellent candidates for redevelopment and revitalization. Many of these 
parcels also lie within the boundaries of the city’s urban redevelopment area; however, no 
planning has been conducted at this time for this area.  
 
The Griffin Town Center LCI study should assist with improving urban design, 
formulating the organization of land use activities in conjunction with community 
infrastructure and services to foster the development and construction of a model town 
center.  Employment and shopping should be a 
key element planning for our mixed-use 
development, specifically within the office and 
retail sectors. Griffin Town Center study will 
emphasize mixed use, transit oriented 
development with a focus on enhanced urban 
design: streetscape, pedestrian safety and 
architectural influence. Town homes, 
apartments, or condominiums above retail and 
office space would further the goal of increased 
density close to the downtown area and would 
transition well into the established single-family 
neighborhoods. 
 
Goal 2: Provide access to a range of travel modes including transit, roadways, walking 
and biking to enable access to all uses within the study area.  
 
The Griffin Town Center study will foster the coordination and integration of 
transportation planning, land use planning and urban design so as to develop and 
redevelop the study area as pedestrian friendly transit oriented environment. The focal 
point of this environment will be center around the historic downtown of Griffin and the 
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commuter rail station. Capitalizing on and integrating other forms of transportation such 
as bikes, pedestrian pathways and regional bus systems (Henry Transit) that serve 
Griffin-Spalding County will make this study successful. 
 
A continuation of the city’s commitment to improving the streetscape of the downtown to 
include paving new and repaving exiting sidewalks for pedestrian safety, accessibility; 
providing street trees for enhanced aesthetics must be paramount to the successful 
transition toward transit oriented developments.     
 
Goal 3: Develop an outreach process that promotes the involvement of all stakeholders.  
 
The population of the City of Griffin is very diverse with the majority of the residents 
within the study area being either African American or Hispanic and low income. The 
City of Griffin is committed to a full and open planning process that is inclusive of its 
entire residents. The city will strive for meaningful input and participation from all 
segments of the community.   
 
The City of Griffin is committed to developing and implementing a public participation 
process to capture the insightful and meaningful input from all of its affected citizens and 
stakeholders. The process will start with an effort to communicate with property owners, 
renters, interested agencies and organizations, interest groups and the minority and low-
income citizens. The City is committed to holding public forums outlining the planning 
process and the responsibility of the various city departments and agencies in the 
developing the study.  
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STUDY AREA  
The City of Griffin covers 13.9 square miles of the 
Piedmont Plateau of North Central Georgia. The 
city is approximately 40 miles south of Atlanta and 
55 miles from Macon. Hartsfield-Jackson 
International Airport is 4 minutes north of Griffin. 
The City is approximately 16 miles south of 
McDonough, 20 miles east of Newnan and 18 miles 
east of the City of Fayetteville.  Major roadways 
that serve the city include US 19/41, State Route 
155, State Route 16 and State Route 361. 
Additionally, I-75 passes through the extreme 
northeastern corner of Spalding County and within 
nine (9) miles of the city limits.  Norfolk Southern 

Railroad serves the City and provides freight service to areas throughout the Southeast. 
This rail is proposed to serve as the Atlanta to Griffin and Griffin to Macon commuter 
rail system presently being considered by the Georgia Department of Transportation.   
 
The study area, known as the Griffin Town Center LCI, has the following boundaries: 
Georgia Avenue and Jack Street to the north running south along 8th Street to West Quilly 
Street, running west along West Quilly Street to North 13th Street, south along North 13th 
Street, east along East Popular Street, then south along South 9th Street, running east 
along West Oak Street, north along Hill Street, east along West College Street, north 
along South 5th Street, east along East Popular Street, then running north along South 3rd 
Street, then west along East Taylor Street, running north along South 4th Street, then east 
along East Solomon Street, north along 3rd Street, running west along East Broad Street, 
then running north along North 6th Street to Jack Street. 
 
This area encompasses the Central Business 
District and Historic Downtown Commercial 
District, which were the heart of the City of 
Griffin in its prime. The Griffin Town Center 
LCI study area is approximately 341 acres, and 
the boundary coincides with the Downtown 
Development Authority’s district. Within the 
Griffin Town Center LCI study area is a mix of 
office, retail, and residential land uses, under 
the Central Business District Zoning, Planned 
Commercial District and Medium Residential 
Zoning Districts.  Historically an environment 
characterized by urban blocks and commercial corridors, the study area includes retail 
and office commercial, public buildings, churches, professional services, industrial uses, 
and single- and multi-family residential neighborhoods. 
 
The following maps represent the Griffin Town Center study area’s boundaries and the 
study area’s location within Spalding County.  
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REGIONAL SIGNIFICANCE  

The City of Griffin has a rich economic and 
transportation heritage, one that is just as rich as the 
City of Atlanta. In fact, the City of Griffin was the 
forerunner to becoming transportation axis of 
Georgia, where the north-south and east-west rail 
lines would meet. Unfortunately, the plans of 
Griffin’s namesake never materialized and Atlanta 
would claim the victory. Nevertheless, Griffin’s 
transportation network was one of the finest 
developed, even unto this day. 
 
Once again, the City of Griffin has a significant role 

to play in the future growth and development of the Atlanta region. With the phenomenal 
growth occurring in Atlanta and surrounding counties, the region is experiencing some of 
the worst traffic congestion in the nation. To combat this alarming rate of growth and 
congestion, the Georgia Department of Transportation (GDOT) Office of Inter-modal 
Programs and the Georgia Rail Passenger Authority has a total of $106 million in funding 
to provide the first phase of Commuter Rail service between Lovejoy and Atlanta. The 
second phase of the Commuter Rail project, which is programmed in the FY 2005-2010 
TIP will be to extend the stop to the City of Griffin’s Historic Downtown. The extension 
of service to Griffin brings with it the regional and statewide significance of providing 
passenger rail service to Macon and subsequently Columbus. Numerous researchers have 
confirmed the benefits of passenger rail service. For example Higbee, Mumford and 
others have clearly proven the regional benefits of commuter rail and transit oriented 
development. 
 
These are some of the rubber-tired facts of modern life: A single lane of surface street, 
subject to cross traffic in front and marginal friction along the sides, will allow about 
1,600 persons in private automobiles to pass a given 
point in one hour. Trains running on a single track, 
whether above or below ground, can carry from 
40,000 to 60,000 persons per hour depending on 
whether they run as locals or expresses.  Translated 
into space requirements these figures are staggering. 
A single railroad track, used for trains that stop briefly 
every half to three quarters of a mile, is worth 25 
lanes of ordinary street. A single railroad track, used 
for trains that stop briefly every one to three miles, is 
worth 23 lanes of turnpike or elevated express 
highway. 
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Since the Griffin rail yard will be used for the 
storage and service of locomotives and passenger 
cars, it has been recommended by the Clayton 
County Commission Chairman that service be 
extended to Griffin prior to the proposed 2008 
FY05-07 TIP program year. To help meet the 
regional challenge of providing an alternative to 
the single occupant vehicle (SOV) commute, the 
City has already restored its historic grocery 
building for the commuter rail service. The 
availability of commuter rail service and the 
proposed Town Center, transit-oriented 
development, places the City of Griffin and 
Spalding County in a unique position to absorb a significant share of the projected 
population and employment growth in the Atlanta region. 
 

The City of Griffin LCI Study seeks to promote 
economic development by attracting jobs, affordable 
housing, mixed-use development and redevelopment 
of brownfields and nonconforming uses. The LCI 
study will also ensure that areas around the transit 
station will be accessible via multiple modes of 
transportation, including pedestrian and bicycle 
travel. LCI studies are wonderful tools that can be 
used to promote TOD around the passenger rail 
station and through out the Central Business District 
(CBD). Additionally, a Town Center LCI Study 
within the City of Griffin will allow greater 
integration of transportation and land use by 

improving connectivity, accessibility and linkages to neighboring Town Centers, Activity 
Centers, Emerging Activity Centers, Commercial Corridors and regionally significant 
State and National Highways. 

Griffin Town Center LCI   



   
  2006 Livable Centers Initiative Application 

 
 
The Atlanta Regional Commission’s Regional Development Plan (RDP) includes the 
following RDP Policies that are supportive of the proposed Griffin LCI study:  
 

Policy 1: Provide development strategies and infrastructure investments to 
accommodate forecast population and employment growth more efficiently.  
Policy 2: Guide an increased share of new development to the Central Business 
District, transportation corridors, activity centers and town centers. 
Policy 3: Increase opportunities for mixed-use development, infill and 
redevelopment.  
Policy 4: Increase transportation choices and transit-oriented development (TOD).  
Policy 5: Provide a variety of housing choices throughout the region to ensure 
housing for individuals and families of diverse incomes and age groups. 
Policy 6: Preserve and enhance existing residential neighborhoods. 
Policy 7: Advance sustainable development. 
Policy 11: Preserve historic resources. 
Policy 12: Inform and involve the public in planning at regional, local and 
neighborhood levels.  
Policy 13: Coordinate local policies /regulations to support the RDP  
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COMMITMENT AND ABILITY TO IMPLEMENT LCI   
 
Griffin has completed several projects over the past few years that show the City’s level 
of commitment to community improvement.  Streetscape and pavement projects funded 
by Tea-21 federal and city general funds were completed in 2000, with a total of roughly 
2.8 million dollars.  
 
 

The Griffin Welcome Center was created from a 
renovated grocery building, which now serves as the 
home of the Downtown Development Authority, 
Griffin Main Street, a museum and the Griffin-
Spalding Chamber of Commerce. 
 
The City is presently undertaking a space needs 
assessment for the development of a new city hall 
complex at its present location. This new complex will 
house the administrative, magistrate court, customer 
service and electric company offices. The cities 

commitment to investing in downtown as well as Spalding County’s commitment with 
the courthouse and administrative offices all located within Griffin Historic Downtown is 
strong. In the July 2005, the City made two (2) huge commitments to the downtown area 
by submitting a resolution to the Georgia Rail Passenger Authority (GRPA) in support of 
the commuter rail line from Atlanta to Griffin and Griffin to Macon and to fund the any 
short fall in the operations of the rail system. 
 
The other commitment by the City was to combat 
slum and blight; the city commissioners 
unanimously passed a resolution supporting the 
creation of an Urban Redevelopment Area (see 
Appendix).  A large portion of the Griffin LCI 
Study Area sits within the boundary of the Urban 
Redevelopment Area (see Appendix).  City staff is 
currently creating the Mini-Urban Redevelopment 
Plan for an area adjacent to the LCI Study area, 
under guidance from the Georgia Department of 
Community Affairs, to address problems of 
dilapidated housing, crime, unemployment, and 
school dropout rates within the URA boundary.   
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LCI SCOPE OF WORK  
 

The City of Griffin will begin the selection process for a compatible consultant upon LCI 
funding approval.  The selected consultant will be responsible for the study process.  City 
staff, particularly the Planning & Development Services Department, will assist the 
consultant.  An LCI Executive Committee will oversee the entire process and will gather 
for monthly meetings once the study process begins.  The Griffin LCI Study project 
manager will be Planning & Development Services Director, Frederick Gardiner, who 
will coordinate the Executive Committee, the consultants, and City staff. 

The Griffin Town Center LCI will address the following areas:  

A. Develop a community involvement process that promotes input from all 
stakeholders. 

B. Perform land use analysis to identify & classify parcels in the study area.  

C. Prepare a transportation plan to ensure safe access to several types of 
transportation modes. 

D. Establish policies and design guidelines for transit-oriented development, mixed 
use development and commercial development. 

E. Complete market and housing analyses. 

 
F. STUDY DELIVERABLES: 

a. An executive summary explaining the study methodology, program goals, 
data analysis, and planning recommendations.  

b. Renderings, sketches, drawings, maps or other visualizations to show the 
character and intended outcome of plan recommendations and design 
guidelines. 

c. A description of how the plan addresses the 10 study goals as defined by 
ARC. 

d. A detailed description of the process used to achieve a community-
supported program. 
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f. A 5-year schedule of local actions that are planned in the study area to 
implement the study goals, programs and projects.  Schedules should 
include start date, completion date, cost estimate(s) and responsible party. 

g. A 5-year prioritized account of transportation improvement projects, 
preliminary budgets and programs that will support the study area goals. 

h. A description of any changes necessary within the City of Griffin 
comprehensive plan or other policy guides to achieve study area goals. 

i. Population and employment data and projections comparing current and 
proposed conditions in the following areas:   

i. Housing 

1. Number of existing housing units and population 

2. Number of expected housing units and population 

3. Distribution of proposed housing units by type  

ii. Employment 

1. Number of existing jobs 

2. Number of expected jobs 
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3. Square feet of current and future commercial development  
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LCI STUDY BUDGET  
 
Estimated budget requirements for the Griffin Town Center LCI study are based on the 
project scope of work and required tasks.  Local matching funds of $20,000 will be 
provided from the City of Griffin budget. 

Estimated Study Budget and Local Matching Funds: 

Public Involvement $20,000 

     Publicity and Promotion  $5,000 

     Community Involvement Meetings $5,000 

     Visual Preference Survey $10,000 

Study Development  $70,000 

     Land Use  $15,000 

     Transportation  $15,000 

     Urban Design $15,000

     Market and Housing Analyses $15,000 

     Policy Analysis and Recommendation $10,000 

Study Deliverables  $10,000 

Total Project Cost  $100,000 

Cash Matching Funds from City of Griffin $20,000

Requested LCI funds $80,000 
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PRELIMINARY LCI STAKEHOLDERS LIST  

LCI COORDINATING PARTNERS  
 
• Griffin Board of Commissioners  
• City of Griffin Staff
 

LCI STAKEHOLDERS   

• Citizens of Griffin     • Spalding County Commission 
• Area Apartment Property Managers   • Griffin Planning & Zoning Board   
• Griffin-Spalding Development Authority  • First Baptist Church 
• Griffin Downtown Council    • St. George’s Episcopal Church 
• Griffin Downtown Development Authority  • Sacred Heart Catholic Church 
• Griffin Main Street Council    • First Presbyterian Church 
• Griffin Historical Society    • Galloway & Lyndall, LLP 
• Griffin-Spalding Chamber of Commerce  • Halpern Enterprises 
• Griffin Area Business Association   • Minerva Properties 
• Griffin-Spalding Land Bank Authority  • Bowen Homes 
• Griffin-Spalding Habitat for Humanity  • Griffin Watch & Pray 
• Kingdom Builders     • First National Bank 
• Griffin-Spalding NAACP    • United Bank 
• Griffin Planning & Development Services  • Wachovia Bank  
• City of Griffin Public Works Department  • Georgia Rail Authority  
• Spalding County Board of Education  • Georgia DOT 
• Department of Family & Children Services  
• Georgia Department of Industry, 

Tourism and Trade 
• Georgia Department of Community Affairs 
• Griffin Housing Authority 
 
 
PUBLIC INVOLVEMENT 
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Public involvement will include regularly scheduled Planning & Zoning Board meetings 
and Griffin Board of Commissioners meetings.  Separate meetings focusing on 
community and neighborhood guidelines and further citizen feedback will take place 
regularly throughout the process.  Select sites across the city will be chosen as public 
meeting venues during the study process.  The city will encourage current neighborhood 
associations to assist those neighborhoods with little to no organization to form their own 
associations.  These neighborhoods will then network together in order to share 
information regarding the study process.  In addition to meetings held by the city or its 
consultants, workshops coordinated by local banking institutions will educate residents 
on methods of obtaining home ownership in any redevelopment areas. 
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STUDY DEVELOPMENT SCHEDULE 
 
The schedule for the Griffin LCI process corresponds with the expected Scope of Work.  
After funding is awarded in early 2006, the City will prepare a Request for Proposal 
(RFP) for acquiring the services of a professional consulting firm.  The following 
schedule will be followed, subject to change: 

Griffin LCI Study Schedule 
Month   Activity  
February, 2006  • Notification of LCI award 

• Prepare RFP package  
March, 2006  • Issue RFP 

April, 2006 • Implement LCI contract with ARC 
• Complete consultant selection 
• Contract with chosen consultant 
• Community outreach and advertising of LCI process  

May, 2006 • Local LCI Executive Committee meeting 
• Analysis of existing policies and ordinances 
• Perform market study 

June, 2006  • Continue market study and existing policy analysis 
• Public meetings for Visual Preference Survey 
• Analysis of public involvement 

July, 2006 • LCI Executive Committee meeting 
• Draft LCI Goals 
• Promotional Activities for Public Workshop 2  

August, 2006  • Public meeting for community and neighborhood design 
guidelines 

September, 2006 • LCI Executive Committee meeting 
• Consultant recommendations 

October, 2006  • Public meeting to present initial plan and consultant 
recommendations 

• Final draft preparation  
November, 2006 • Complete final draft 

• LCI Executive Committee meeting to approve final draft 
• Board of Commissioners meet to approve final draft 
• ARC Review of final draft 

December, 2006  • ARC Approval of Griffin LCI Plan 
• Begin plan implementation 
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APPENDIX 
 
The appendix includes the following documents and letters of support from stakeholders 
and who have demonstrated great interest in the Griffin LCI Study: 
  

Griffin Board Of Commissioners Resolution of Support for LCI 
Spalding County Board of Commissioners Resolution of Support for LCI 
Griffin Board of Commissioners Urban Redevelopment Area Resolution & Map 
Griffin Board of Commissioners Atlanta-Lovejoy Commuter Rail Resolution 
Minerva Properties Letter of Support 
Galloway & Lyndall, LLP, Attorneys at Law Letter of Support 
Griffin Downtown Council Letters of Support 
Griffin Downtown Development Authority Letter of Support 
Griffin Main Street Letter of Support 
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Griffin-Spalding Chamber of Commerce Letter of Support 
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