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“This LCI Study gives us a chance to 
line up for funding, but we also 
want to use this opportunity to 
gain further, more specific input 
from the public”
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IN THIS CHAPTER

• Project Overview
• Planning Process
• Previous Plans

PLANNING CONTEXT
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PROJECT OVERVIEW //WHAT IS AN LCI?
The Atlanta Regional Commission’s Livable Centers 

provide improved access to jobs and services.

improvements, to bring those visions to life. 

dollars. The grants cover 80 percent of the cost of each 

20 percent match.

Atlanta Regional Commission. This grant was used to create 
; a road map to guide development within 

Downtown Auburn and to be a resource on how to successfully 
implement the ideas generated through the public process. 

create a vision for the future of Downtown Auburn — a vision 

 

Area of Focus

recently acquired by the City in 2018 for a new City Hall 

map.

Impacts of COVID-19

mind.

land use

Goal 3: Encourage sustainable growth

Goal 2: Promote a mix of land 
uses
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NORTH

Define our Auburn 
Study Area 
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PLANNING PROCESS //

An overview of the planning process for this study is seen on 
the adjacent page. This diagram illustrates the planning process 

own process that should be followed to provide a conclusive 

result being a document to promote appropriate development 
and economic growth of Downtown Auburn.
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PREVIOUS PLANS // 

2010 2018

City of Auburn 
Comprehensive PlanPlan Auburn Downtown 

District

Downtown Auburn Real Estate 
Market Overview & Analysis

Auburn Downtown Redevelopment 
Strategy and Master Plan

Barrow County 
Comprehensive Plan

Study Area and were carefully reviewed as part of preparing 

be superseded by more recent studies. The following is a brief 

Strategic Implementation Plan - Auburn 
Downtown District (2010)

include:

• 

 »
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• Create design guidelines for downtown.

• 

• 
District. 

• Create a local Historic District.

 »

 » Improve road and pedestrian railroad crossings, 
especially at County Line Road.

 » Widen Mount Moriah Road to four lanes.

 » Widen Etheridge Road to serve as a collector 
between Atlanta Highway and Mount Moriah Road.

 »
Etheridge Road and Atlanta Highway.

 »

 »

townhomes. 

 »
throughout most of downtown. 

 »

 »

 »

 »

and private buildings. 

 »

 »

• 

• 
housing types

• 
the outer edges as cluster development. 

• 
family housing

• Preserve historic resources and use them to leverage 

• Use historic styles as the basis for future development 
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 » Upgrade streetscapes.

 » Support the Great Rail Trail proposal along Atlanta 

 »

 »

• 

• 
gardens.

• 

• Create usable green space requirements as part of 
larger developments.

• Build a community gathering space in front of the 
library.

• 

• 

• 

• Enhance the appearance of Auburn Cemetery.

• Relocate community gardens to 6th street.

• 
buildings.

• Create a welcome center.

• 
museum and events center

• 

• 

near each other.

• 

• Upgrade sewer, gas, water lines

Barrow County Comprehensive Plan 
(2018 Update)

and development in much of Barrow County. Although the plan 

Auburn and Braselton, it does contain several items indirectly 

• 

over 2018. Much of this growth is focused in the 
southwestern part of the County, near Auburn, and 

• 

overview below.

• 
focused in the Retail Trade and the Services sectors 

county. Such policies directly support the intent of the LCI 
program.
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Downtown Auburn Real Estate Market 
Overview & Analysis (2018)

downtown that can be used to plan for the area’s future. 

• Future growth in Downtown Auburn should build 

community. 

• 

suburban centers. As noted above, Downtown Auburn 

• 

 »
housing in later phases; 

 »

 » A central gathering space for concerts, farmers 

 » A trail system that connects the central gathering 

City of Auburn Comprehensive Plan (2018)
Auburn adopted its latest comprehensive plan in 2018. The 

intended to align with the Auburn Town Center Redevelopment 

2018 Comprehensive Plan: 

• 

• 

• Invest in infrastructure improvements and other public 
projects to spur private development

• 

• Develop a comprehensive system of paths, trails, and 
complete streets

• Increase diversity and civic pride

• 

The vision statement noted Auburn as having a quaint 
hometown feel. The goals for the future of Auburn are based 
on this view, and it should also be the intent of this LCI study 
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Auburn downtown redevelopment 
strategy and Master Plan (2018)
The Auburn Downtown Redevelopment Strategy and Master 

that will serve as a catalyst for commerce and enhanced 

spearheaded by the Downtown Development Authority (DDA) 
and Schmit+Associates (Auburn’s downtown development 
partner). This LCI study should collaborate with the DDA and 
Schmit+Associates to provide a seamless vision for Downtown 

• Invest in public infrastructure
 » New City Hall
 »
 » Streetscape standards
 » Redevelop vacant structures
 »
 » Pedestrian crossing on RR

• Sustainable economic model to leverage public 
investment to support growth
 »
 » Determine the sources of funds for public 

 »
 »
 » Façade grants
 »
 »

• Improved experience for residents, business owners, 
visitors
 »
 »
 »
 »

 » Entertainment venue?

• 

 »
 » Central civic space
 » Historic resources to establish character
 » Green infrastructure, arts

Master Plan
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02
DISCOVERY & ANALYSIS

IN THIS CHAPTER
• Context
• Demographics
• 
• Zoning & Development 

• 
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between Atlanta and Athens, allowing for unique economic 

the west and the Town of Carl to the east. The City of Winder 

away. 

The City of Auburn is the second largest in Barrow County, 

Atlanta. 

with a quaint hometown feel. The downtown is bisected by 
Atlanta Highway and the CSX railroad. An interstate does not 
directly run through the city limits but Auburn residents are 

south. Other major highways nearby including Highway 211 

• 
and 6th Street, represented by the smaller circle, shown 

Local Market 
Area

• The Auburn city limits, highlighted in light blue;

• 
Highway and 6th Street, represented by the larger 

Primary Market Area

• 

• The LCI Study area boundary, highlighted in bright 
yellow.

CONTEXT //
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Snapshot of 
Demographics

• 

at a faster rate than Barrow County (over 
5% annually from 2000 to 2010), and at a 
considerably faster rate than the City of 
Auburn, though that rate of growth in the PMA 
was slower between 2010 and 2020 than in 
the previous decade. 

• 
in all of the areas studied.

• The Primary Market Area has a household 
median income of $80,105, well above Barrow 
County’s median of $63,396.

• Households in the PMA especially tend to 
occupy single-family homes, with the average 
number of persons per household averaging at 
3.1, slightly higher than the Barrow County’s 

• 98.1% of working Auburn residents work 
outside of the city limits

• While employer density has increased around 

in Auburn.

200%
190%
180%
170%
160%
150%
140%
130%
120%
110%
100%

2000 
Census

2010 
Census

2020 
Census

Local Market Area

Primary Market Area

City of Auburn

Barrow County

Population

residents

between 2010 and 2020. 

households. 
Between 2000 and 2010 the average annual household increase 

Barrow County overall, while the City of Auburn and the Local 

grown at slower rates than Barrow County and the PMA. 

DEMOGRAPHICS //
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Household Income

that of Barrow County. Over 12,000 households, or almost 

Household Characteristics

broadly similar to those of Barrow County. There is an 

51,653

Rate (2010 - 2020) 
2.4%

Number of 
Households 2020 Est. 

16,718

Median Household 
Income
$80,105

Household Size
3.1

Average Resident Age
36

83,503

2%

28,371

$63,396

2.9

36

Demographic 
Highlights

Barrow 
County

Primary 

Market Area

Age Distribution

age is only slightly above that of urban centers such as 

generally consistent with the county and city. 
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Cultural Resources
The historic building inventory of Auburn represents many 

as shown on the adjacent map. This district includes the 

Cemetery is located at the districts northwestern boundary.

street uses, as shown on the original plan. 

Currently the City of Auburn does not have a historic district 
or strong design guidelines in place to regulate appropriate 

states a consistent vision of strengthening Downtown Auburn 

uses but does not provide strong guidelines on how to preserve 
structures and landscapes of historic and cultural value. Many 

Register District. For this reason, this study should explore 
developing a local historic district zoning overlay that includes 

EXISTING CONDITIONS //
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NORTH

Auburn National Register 
Historic District
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Community Resources
Community resources includes places where people gather, 

important and necessary services for everyday life. Downtown 

Shops, the study area includes several other outdoor spaces 

for children to play, with a mural and brightly colored play 

24



Transportation Map

NORTH

Community Resources
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Natural Resources
The map to the right illustrates the natural features of the LCI 
study area, including ridge lines, high points, streams, and open 
space. 

Topography 
Auburn consists of rolling hills typical of Georgia’s upland 

yellow circles shown on the map to the right. It’s not surprising 

of a community on the high ground. A second high spot is 

the downtown commercial strip. Based on historic research, 
this area once contained commercial structures related to the 
railroad. The third most prominent high point is found in the 

by a college campus and now the proposed site for a new city 

importance of civic features. 

Waterways / Stormwater Management

study area. The largest and closest bodies of water are Fort 

on the property of the proposed city hall development site 
(reference: Auburn Downtown Redevelopment Strategy and 

natural amenity to the community.

Open Space

underdeveloped large house lots. Based on previous studies, 
it is important to the community to maintain such spaces but 

26



NORTH

Natural Resources
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Existing Infrastructure

Streets
Minor Arterials and Major Collectors such as Atlanta Highway, 

streets on which to focus retail development and streetscape 

(reference highlighted roads on adjacent map). Major Collectors 

Arterials. For Minor Arterials, it is important to consider 
vehicular movement as well as pedestrians and bicycles, 

Barriers

the CSX railroad serves as a barrier between the two sides 

and medians for pedestrian safety, are necessary in order to 
improve the accessibility of downtown. 

Except for the southern side of Atlanta Avenue, virtually no 

rail crossing and at the southern side of the 6th Street rail 

bicyclist enhancement from the 2018 Comprehensive Plan. 

• 
bicycling;

• 
corridor; and 

• 

Railroad Crossings

crossing), and then further south at 6th Street and Atlanta 
Avenue (minor crossing). 

The rail crossings should provide a safe, smooth crossing for 

28



NORTH

Existing Infrastructure
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Susceptibility to Change

orange and yellow). This map is divided into three categories, 
which are:

the near future. 

remain for the foreseeable future. A large part of the study area 

City can collaborate with developers, as is happening with the 
Auburn Downtown Redevelopment Strategy and Master Plan 
project currently under way.

30



NORTH

Susceptibility to Change
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Future Land use
The map to the right illustrates the currently adopted Future 

by the 2018 Comprehensive Plan. The Comprehensive Plan 

General 
Commercial and .

General Commercial

of the community. Typically, as is the case in Auburn, 
General Commercial uses are situated along major road and 
thoroughfares.

Mixed-Use

green) and the remainder in commercial and other types of 
development. The new Auburn City Hall will be located in this 

General Overview
Future Land Use districts, within the study area, will be 

space. 

ZONING & DEVELOPMENT 
REGULATIONS // EXISTING

What is “Future Land USe”?

32



NORTH

Future Land use 
Designations
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Zoning // Existing 
The ability of Auburn to implement many of the 

must follow when building in the community. As a result, it 

With this in mind, the following summarizes areas in both 

Downtown Redevelopment Strategy and Master Plan or with 

Zoning Ordinance
The majority of the LCI study area is within the Downtown 

city’s historic core. Generally, this overlay is consistent with the 

featuring housing commercial, and public uses. However, the 

Downtown Overlay District: Uses
The current zoning limits grocery stores to 10,000 square 
feet in size but allows other stores of all sizes. This is unusual, 
as grocery stores can anchor downtowns and provide daily 
goods and services, while other big box stores are usually less 

standards, and whether other retail uses should have a size 
limit. 

Downtown Overlay District: Development Standards
The current zoning code requires each building to have at least 
one pedestrian entrance along the street. It is recommended to 

tenant building.

The current zoning does not specify façade materials, other 
than a provision in Sec. 17.60. 170 for metal buildings. This 

be considered along other facades. 

standards. This study should consider whether enhanced 
standards may be appropriate. Examples of the types of things 

streetscape standards, window requirements, landscaping 
requirements, and other features. 

buildings.

be considered.
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Existing Base Zoning 
Designations
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Loading and Unloading Spaces

The current zoning ordinance’s loading and unloading space 

loading spaces they need to be successful. This study should 

minimums

feet in width, are unnecessarily wide for a community where 

require these measures for both their pedestrian and vehicular 

to 20 feet should be considered. 

open space in developments. This study should consider 
whether to require quality open spaces in all developments 

requirements

General Zoning Ordinance: Frontages
The current zoning has minimum unit sizes that vary depending 
on the number of bedrooms. This study should consider 
whether to reduce or eliminate these. 

The current zoning requires all lots to have a minimum of 

should consider whether to reduce this to 20 feet and allow 
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truly desired in downtown, streetscapes with trees should be 
required with all new development. 

be provided except where the subdivider produces evidence 

city approves a design which proposes alleys, the alley shall be 
constructed as though it were a local street [Table 16.28.020.A 

ROW and a minimum roadway width of 27 feet] with the 
pavement width and right of way established by the city to 

should consider whether to encourage or require alleys and 
design standards for them. 
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who live in Auburn are employed elsewhere.

MARKET CONDITIONS // 

Business & Employment

Employment Trends

employment in Auburn as a percentage of Barrow County has 
slowly decreased while Barrow County has experienced steadily 

38



Employment By Sector

Auburn and Barrow County. The employment sectors shown 

The map to the right shows the density of employment in 

employment and development has tended to expand along the 

Although employment density has increased in many areas 
throughout Barrow County, Auburn itself has seen only a slight 
increase in employment density.
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most households own their homes. 

units are owner occupied. The 

Lawrenceville, and in Winder.

not Barrow County. Due to Auburn’s close proximity to these 

points than Barrow County averages.

Housing Tenure

Housing Value

group for that area of study is the $100,000 to $200,000 

Housing Assessment
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Auburn, by comparison, has far more homes in the $100,000 

majority of homes in Barrow County fall into the $100,000 to 

Building Permits

in which apartments are becoming a larger part of the overall 

growth throughout Barrow County over the past nine years has 
primarily been concentrated within the incorporated areas.

considerably higher than in Barrow County overall. The average 
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to show strong growth over the past six years, while that of 
Barrow County has had a more modest trajectory. This is in 
spite of the fact that Barrow County has had more growth in 
the number of closings, both as a percentage and in absolute 

Value Per Square Foot
New homes in Barrow achieve slightly higher prices per square 

Housing Sales
Subdivision Development

are higher both in terms of value and volume.

Geography Average 
Price

Average SF Price per SF

Barrow $246,416 2,303 $108 
Gwinnett $363,144 2,893 $128 
PMA $346,294 2,972 $119 
Winder $242,772 2,235 $107 
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Overview

the immediate area around Auburn, for the purposes of this 

area relevant to downtown Auburn (see page 21). Due to the 

have decreased steadily, and are now well below those of 

consistent increase in the number of apartment units 

radius around Auburn has experienced a more modest rate of 

Barrow County has seen a slow decline in apartment vacancies 
during this economic cycle, and has recently seen its vacancy 

around Auburn has had a highly variable vacancy rate over the 

increases in demand.
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Retail Market Assessment

during the Great Recession, and slowly recovering since. Retail 

Auburn following the Great Recession, while those of Barrow 
County overall have generally improved over the past decade. 

is being met by stores outside of the area.

(demand) from households who reside in that area than sales 

Monthly rents for apartments in each of the three areas studied 

Recession, followed by a dip between 2008 and 2010, and 

apartments.
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small percentage of the total in Barrow County. The Primary 

that of Barrow County.

since 2011, similarly to Winder. Barrow County overall has 

modest pace.

Retail Vacancy

Recession. While slowly recovering, vacancies in the city 

of Winder and Barrow County overall. The vacancy rate of retail 

Retail Rents
Rents in Auburn have generally been somewhat lower that 

As the economy has recovered and the rents have increased in 

Auburn. Rents in Auburn are lower now than in the immediate 
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Office Market Assessment

some growth has occurred in unincorporated Barrow County. 

have generally declined across all studied areas, while rents 
have consequently increased of late.

46



the City of Auburn has been on a generally declining trend 

collected, but they have recovered strongly of late.
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Key Findings

Downtown Auburn has an opportunity to further enhance 

community for residents and visitors. The overall development 

should include: 

• 

• 
small lot homes with front porches that face an open 

• 

• A trail system that connects the central gathering space 

Real-Estate Development Opportunities
Phase 1 (Years 1-5) 

• Establish the area adjacent to the new city hall site as a 

• 

retail in the historic downtown area.

• 
development in Phase 1.

Phase 2

• Opportunity to expand housing types

• 

site adjacent to new city hall to help to incubate new 
retail there.

SUMMARY RESULTS: KEY FINDINGS

Year 1 - 5 Year 6+ TOTAL
Owner (Units) 125 125 250
Rental (Units) 200 200
Senior (Units) 100 100
Retail (Sq. Feet) 15,000 25,000 40,000
Office (Sq. 
Feet) 15,000 15,000
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For-Sale

• The majority of new homes should be priced between 

• 
not currently available in this area. This new development 

Retail

• 

• 

Rental

• As the downtown community 

area’s rental demand and support the development of a 

• In the near term, 

downtown area 
could support a 

housing facility.RESIDENTIAL OPPORTUNITIES

COMMERCIAL OPPORTUNITIES

Office

• 

local businesses.

• 
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Potential Absorption Forecast

• What has happened in the past and will those trends 

• How much demand for real estate will be driven 

growth?

• 

• Will aging and obsolete buildings be redeveloped or 
updated?

POTENTIAL ABSORPTION FORECAST //

• As the character of Downtown Auburn changes, will 
people and businesses be induced to change the way 
they have done things in the past?

• What share of the overall demand for real estate could 

growth; consumer preferences; available land and sites; latent 

can expect to see aging and obsolete housing units replaced 

• 
townhouses will increase. 

• 
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Commercial Demand

those that are nearby in Barrow County.

• This spending demand, if captured in Auburn, can 

with the remaining retail coming in later phases.

• 

Primary 
Market Area Barrow County

51,653 83,503 

4,112 6,526 
$ 969,640,585 $ 863,405,965 

$1,046,831,882 $1,041,748,951 
$77,191,297 $ 178,342,986 

5% 3%
$ 3,859,565 $5,350,290 

12,865 17,834 
30,700 
9,210 

39,909 

Retail Demand Forecast
Population 2020

New Population 2020-2025
Retail Spending 2020
Retail Spending 2025
New Spending 2020-2025
Auburn LCI Area Capture
Downtown Auburn Market Area Capture
SF Demand @ $300/SF
LCI Area Net Demand 2020-2025
Additional Outside Capture @ 30%
Total Auburn LCI 5-Year Retail Demand

• 

• This will induce new demand from outside the Barrow 

• 
estate performance assume that Downtown Auburn 

• 

• 

new units of rental housing per year across all price points. As 
the Downtown Auburn area matures, the area will be able to 

rental community.
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